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EXECUTIVE SUMMARY

Introduction

This document sets out a framework for using federal HOME funds in Buncombe,
Henderson, Madison, and Transylvania counties and Community Development Block
Grant (CDBG) funds in Asheville. It explores needs in three main areas where these
funds can be used: Affordable Housing, Homelessness, and Non-Housing
Community Development. In each area it sets out priorities for the use of funds,
suggests funding and other strategies that can be pursued to bring about desired
results, and establishes specific performance targets to be achieved over the next
five years. The Asheville Regional Housing Consortium and the City of Asheville
subscribe to the Livability Principles as outlined in the federal Partnership for
Sustainable Communities, and these principles serve as an additional context for the
Plan presented here. See page 4 for more information.

The Plan meets the regulatory requirements of the U.S. Department of Housing and
Urban Development (HUD), which manages both the CDBG and HOME programs.

Affordable Housing

Affordable housing has been the most important community development need in our
area for the past ten years, and continues to be so. It is therefore the primary focus of
the Plan. The 2009 Housing Needs Assessment and Market Analysis serves as the
statistical basis for this section of the plan. Input from interested persons in public,
non-profit and private sectors, as well as input from interested residents in each
county of the Consortium was elicited. Slightly different priorities for each county
resulted from this input. These will be used to develop project evaluation criteria that
are specific to each county. However, it is clear that affordable rental housing
development is the primary housing need throughout the Consortium, and that this
housing most effectively serves low and moderate income households when it is
located within existing neighborhoods, and close to or with easy access to jobs,
schools and training, goods and services.

The Consortium region has experienced consistent economic growth during the past
10 years. Economic drivers in the consortium are varied, but Health Care,
Manufacturing, Tourism, and Population In-migration have been the major areas of
economic specialization. As a result the area has weathered most national and state
economic downturns with minimal disruption, and enjoyed relatively consistent
employment growth. In the current recession, jobs have been lost, but the
unemployment rate in the region, while varying locally, has been significantly below
the State unemployment rate. However, the only job growth in the past two years has
been in the health care sector.

The area’s workers have also continued to earn low wages, relative to the State and
nation. The gap ranges from 12% below the state level in Buncombe County to 34%
in Madison County. Wages lag even further behind the national average wage. These
gaps have continued to widen over the past ten years.
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Since 2000, the U.S. Census Bureau estimates the number of housing units in
Buncombe County has increased by 14,431, or 15%, to a total of 108,795 in 2008.
Over the same period of time the total population in the county increased by 22,039 or
10%. Growth in second homes exacerbated the demand and cost for sites for large
new housing developments. Land prices continued to escalate, along with the prices
of new and existing homes.

The economic recession has affected the general housing market. The region’s
booming housing market has slowed. However, the recession has not dramatically
lowered the cost of housing, especially housing affordable to low and moderate
income households. While many second homes and condominiums constructed in
the past two years now sit empty, most are in higher price ranges. Foreclosure rates,
although doubled since 2006, are half of the North Carolina rate and well below the
national rate. Two thirds of all foreclosure and short sales listed in MLS in mid-2008
were for homes valued at over $200,000.

Median house prices rose to a high of $225,000 in 2008 to a value today of about
$187,000. However, this is still a 10% increase over the average of $170,000 reported
in 2005. Incomes have risen more slowly. The moderate income household in the
region in 2009 could afford a house priced at approximately $130,000 to $150,000
(assuming no existing debt and enough savings for a substantial downpayment).
Today'’s credit requirements have further limited the ability of that moderate income
household to purchase. Homeownership remains effectively out of reach of most low
and moderate income households.

There has been a significant change in the region and the country from
homeownership to rental occupancy. While rents have risen more slowly than home
sale prices, the number and percentage of rent-burdened households has increased
dramatically since 2000. 41% of renters in the region are now cost-burdened,
compared to 34% in 2000. Average rents in the region:

Average Apartment Rents- Buncombe County

2004 | 2005 | 2006 | 2007 | 2008 | 2009

One Bedroom $615 | $631 | $656 | $677 | $673 | $648

Two Bedroom $702 | $714 | $746 | $784 | $780 | $754

Three Bedroom | $786 | $822 | $852 | $1030 | $951 | $947

Source: RealData, 2004-2009

The recession has led to a slight reduction in rental rates in 2009 and an increase in
vacancy rate, as reported by RealData. This appears to be the result of oversupply
caused by the conversion of condo units to rentals and an upsurge in market
construction in 2007-2008. However, demand for affordable units, and those located
most centrally to jobs and services remains very high, with waiting lists. Recent tax
credit development market studies have validated this demand, as they have
indicated that new tax credit projects need capture only 5%-6% of qualified
households’ regional demand for full occupancy.

The demand for these units is not surprising. Of the 20 occupations providing the
most employment in the region, only two pay an average wage sufficient to afford the
fair market rental rate for all sizes of units. Six of the top seven occupations do not
provide sufficient wages to pay for any size unit at fair market rents.

5
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The number of renters who are cost burdened (housing costs exceeding 30% of
household income) increased substantially, ranging from a 41% increase in
Buncombe County to a 90% increase in Transylvania. The highest incidence of cost
burdens is now in Henderson (46% of renters), the lowest in Madison (36%).

The priorities for affordable housing in this plan lean heavily towards providing rental
housing for working people with low incomes, and for the elderly, disabled, and
homeless. The City of Asheville created the Mayor's Affordable Housing Task Force
in 2007, and accepted the Task Force’s Affordable Housing Plan in 2008. Affordable
rental housing development is the top priority of that plan as well.

The homeownership sector is not left out, but considering the amount of subsidy
required per unit for conventionally constructed housing and the relatively shorter
tenure of that subsidy, public funds will be most targeted to long-term affordable
rental unit creation.

Homelessness

For the past five years, Asheville and Buncombe County and a network consisting of
people experiencing homelessness, housing and services providers, faith groups,
businesses, and advocates have collaborated with the Homeless Initiative, which
implements the Asheville Buncombe 10 year Plan to End Homelessness. This
collaboration has adopted the nationally accepted best practice of Housing First as a
model to address homelessness. In this model, housing plus services that help
people obtain and maintain that housing are used as the primary intervention to end
homelessness. Specifically, efforts seek to prevent loss of housing, aid people newly
experiencing homelessness rapidly get back into housing, and provide permanent
housing and supportive services for people experiencing chronic homelessness.

The implementation of the 10-Year Plan to End Homelessness has significantly
increased the number of persons who had previously experienced chronic
homelessness who are now housed, In addition, the number of persons who are
chronically homeless has decreased by 45% since 2004, despite an increase in
population, economic recession and State budget cuts that have imperiled programs
designed to support people with severe and persistent mental illness. There remains
a greater need for prevention and housing stabilization services than what can be
supported with existing funding.

Strategies outlined in the Homelessness chapter of this plan call for financial rental
assistance and housing stabilization services that will effectively sustain permanent,
supportive housing, homelessness prevention and rapid re-housing programs. To
ensure outcomes are met, strategies also support universal data-collection and
analysis through the Homeless Management Information System (HMIS).

Non-Housing Community Development

The CDBG funds available to the City of Asheville are available for a wide range of
activities benefiting low-income people or eliminating urban blight, including public
services, public facilities and infrastructure, housing rehabilitation, and economic
development. The City has supported this wide range of activity in the past five
years, with investments in public facilities and infrastructure, expanded public
services, direct support to non-profit housing development organizations in Asheville,
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and support for entrepreneurship training and micro-business development. These
supports will continue. They form the foundation of support for critical community
priorities and infrastructure. With wage inequities and current recessionary job
losses, the need for additional economic development inputs, including training and
support for living-wage employment generators, is necessary. The lens of
sustainability is applied here as well, as public funding support for job creation will
focus on those sectors of the economy that show the best prospects for being able to
sustain job growth, and help steer the economy towards sustainability. This lens will
also be applied to locational issues, as we examine the relationship between housing,
transportation and economic development.

The priorities and strategies recommended through our citizen participation and

leadership consultation process address the following issues:

? Supporting infrastructure and services that create and sustain affordable housing
and energy efficiency

? Increasing job viability for persons, especially youth, from low-wealth
neighborhoods

? Creating jobs that pay a living wage

? Supporting small business development

Sustainability

The cost of housing, while a key element, is not the only condition that needs to be
examined when assessing affordability. It is now recognized that transportation costs
must be included to determine the affordability of housing. Additionally, rising energy
costs, the costs for providing and maintaining infrastructure, the location of jobs,
schools and services, the cost of maintaining a clean environment, all affect
affordability. Although less tangible, the inter-generational support found in strong
neighborhoods, the utility of the housing unit to enable aging in place, the importance
placed on health and the accessibility to health care and healthy lifestyles, and other
livability factors all affect affordability. When taken together, these elements
determine the sustainability of our communities, and are all important factors in
community development.

Recognizing this, the US Department of Housing and Urban Development (HUD), US
Environmental Protection Agency (EPA) and US Department of Transportation (DOT)
signed a memorandum of understanding in May of 2009 to establish the Partnership
for Sustainable Communities. Through the programmatic agreement, these three
federal agencies agreed on six Livability Principles. These principals are:

1. Provide more transportation choices.
Develop safe, reliable and economical transportation choices to decrease
household transportation costs, reduce our nation's dependence on foreign
oil, improve air quality, reduce greenhouse gas emissions and promote public
health.

2. Promote equitable, affordable housing.
Expand location- and energy-efficient housing choices for people of all ages,
incomes, races and ethnicities to increase mobility and lower the combined
cost of housing and transportation.
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3. Enhance economic competitiveness.
Improve economic competitiveness through reliable and timely access to
employment centers, educational opportunities, services and other basic
needs by workers as well as expanded business access to markets.

4. Support existing communities.
Target federal funding toward existing communities - through such strategies
as transit-oriented, mixed-use development and land recycling - to increase
community revitalization, improve the efficiency of public works investments,
and safeguard rural landscapes.

5. Coordinate policies and leverage investment.
Align federal policies and funding to remove barriers to collaboration, leverage
funding and increase the accountability and effectiveness of all levels of
government to plan for future growth, including making smart energy choices
such as locally generated renewable energy.

6. Value communities and neighborhoods.
Enhance the unique characteristics of all communities by investing in healthy,
safe and walkable neighborhoods - rural, urban or suburban.

The Asheville Regional Housing Consortium, City of Asheville, Land of Sky Regional
Council of Governments and other local and regional partners have been
incorporating sustainability into their planning and project implementation process for
many years. Some examples include the City of Asheville’s 2005-2025 Master Plan,
The City’s Wilma Dykeman Riverway Plan, and its 2009 Sustainability Plan. Regional
plans include the 2008 regional Comprehensive Economic Development Strategy,
2009 Regional Transportation Plan and this and past Consolidated Plans. The City of
Asheville and its partners consider these efforts evidence of a regional commitment
to building sustainable communities, and together these plans and processes serve
as our regional sustainability plan.

Sustainability is a key goal in this plan, and will be incorporated into all the strategies
used to accomplish this plan.
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SUMMARY OF RECOMMENDED P RIORITIES

A. Affordable Housing — by County

Buncombe County (including Asheville)

Highest Priorities

The highest priority for the use of HUD funds will be to provide affordable rental
housing, particularly for households earning 60% of median income or less. We will
seek to coordinate housing development with transportation, jobs, and services, and
make efficient use of land and infrastructure. We will emphasize high quality, energy
efficient, environmentally friendly designs.

We will work to house those with special needs - the homeless, the frail elderly,
persons with mental iliness, and people with disabilities and help them succeed
through support services coordinated with housing development.

Additional Priorities

We will target low wealth neighborhoods for improvements that will improve housing
conditions and create stronger communities. We will preserve existing housing and

focus preservation efforts to make both rental and ownership housing affordable and
promote long term affordability of rental housing. We will promote homeownership.

Henderson County

Highest Priorities

The highest priority for the use of HUD funds will be to provide affordable rental
housing, particularly for households earning 60% of median income or less. We will
seek to coordinate housing development with transportation, jobs, and services, and
make efficient use of land and infrastructure. Emphasize high quality, energy efficient,
neighborhood compatible designs.

We will work to house those with special needs - the homeless, the frail elderly,
persons with mental illness and people with disabilities, and help people succeed
through support services coordinated with housing development.

Additional Priorities
We will focus housing preservation efforts to make both rental and ownership housing
affordable and seek to preserve existing housing stock.

We will raise community awareness of the need for affordable housing and work to
preserve long-term affordability. We will promote homeownership.
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Madison County

Highest Priorities

Our highest priority for the use of HUD funds will be to provide affordable rental
housing, particularly for households at 30% to 60% of median income. We will
increase new affordable homeownership through modular/stick-built construction.

We will preserve existing housing stock through rehabilitation and focus housing
preservation efforts to make both rental and ownership housing affordable.

Additional Priorities

We will coordinate housing development with transportation, jobs, and services, and
make efficient use of land and Infrastructure. We will help those with the greatest
needs (Includes the homeless, people with very low incomes, the frail elderly, and
people with physical and/or mental disabilities).

We will raise community awareness of the need for affordable housing and seek to
preserve long term affordability.

Transylvania County

Highest Priorities

Our highest priority for the use of HUD funds will be to make efficient use of available
land and infrastructure and increase the affordable housing stock by investing in new
construction of both affordable rental and homeownership housing.

We will emphasize high quality, energy efficient, neighborhood compatible designs.
We will help those with special needs — the homeless, the frail elderly, and people
with disabilities.

Additional Priorities
We will raise community awareness of the need for affordable housing. We will seek
to preserve long-term affordability.

B. Homelessness

Highest Priorities

We will end chronic homelessness and reduce all types of homelessness over the
next five years by investing resources in a coordinated, sustained effort that
addresses the underlying causes of homelessness.

We will provide financial rental assistance and housing stabilization services to
households that are homeless, or at risk of homelessness on a short, medium, and
long-term basis depending on need; these actions will prevent chronic homelessness
in the most fiscally responsible way.

Additional Priorities
We will create permanent housing units accessible to persons experiencing
homelessness.

10
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We will collaborate with the community to use resources efficiently & effectively.
We will evaluate outcomes and needs to develop efficient and effective strategies by

collecting and analyzing data through the Homeless Management Information System
(HMIS).

C. Non-Housing Community Development

Highest Priorities

Our highest priority for the use of HUD funds will be to provide needed services that
directly support affordable housing and increased employment opportunities. We will
develop infrastructure that will strengthen existing neighborhoods, and make them
sustainable, by connecting people to jobs, education and services through
transportation improvements.

Additional Priorities

We will provide incentives to small businesses that will hire and retain living wage
workers, especially in fields promising job growth, and provide accessible job training
and placement for such employment.

We will support youth mentoring, after school education and other youth services as
part of neighborhood revitalization.

We will support development of and improvement of multi-use community centers
that provide recreation, education and other community services.

11
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SUMMARY OF PERFORMANCE T ARGETS

The following targets are for outputs of Activities directly assisted with CDBG or
HOME funds, over the five year period of the Plan. For each output, specific
measurable targets for outcomes have also been developed and are set out in the
relevant Chapters.

A. Affordable Housing

1. New construction (or conversion) for rental — 500 units

Assistance with rent and/or relocation costs — 250 units.

Rehabilitation or repair of owner-occupied units — 200 units
Rehabilitation of existing rental units - 125 units

New construction for homeownership - 75 units

Homeownership assistance only (“downpayment assistance”) — 50 units

Total units: 1,200

o0 A~ WD

B. Homelessness
1. People experiencing chronic homelessness receiving supportive housing
stabilization services: 484 Persons between 2010- 2015.

2. Persons who are homeless or at risk of homelessness receiving housing
stabilization services: 9,000 Persons between 2010 — 2015.

3. New units for people experiencing chronic homelessness:75 additional units by
2015.

4. People accessing permanent, supportive housing remaining in housing for 6
months or more: 432, or 95% of people accessing permanent, supportive housing
2010-2015.

5. Persons in transitional housing who will move into permanent housing : 954, or
72% of people exiting transitional housing 2010-2015.

6. Persons experiencing chronic homelessness accessing permanent, supportive
housing who will have employment: 200 people, or 22% of those persons.

7. Persons experiencing chronic homelessness accessing permanent, supportive
housing who qualify will have SSI/SSDI:180 people, or 80 %

8. Bed coverage in HMIS will be 75% for all housing types, and data quality will be
sufficient to allow the community to participate in all applicable shells of HUD’s Annual
Homeless Assessment Report.

C. Non-Housing Community Development

For each output, specific measurable targets for outcomes have also been developed
and are set out in Chapter 4.
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© o N OAONPRE

Transportation/Greenway/Infrastructure Improvements - 5000 linear feet
Community Center Improvements - 2 Projects

Transportation Accessibility - 4 projects

Financial, Housing and Family Support Services - 6,000 persons
Homeless Services - 7,500 persons

Youth Services - 400 persons

Small Business Job Creation and Retention- 75 persons
Micro-Enterprise Assistance- 200 persons

Job Training- 200 persons
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CHAPTER I - INTRODUCTION

1 - BACKGROUND AND P URPOSE OF THE STRATEGIC PLAN

What is this Plan?

The City of Asheville receives annual entitlements of federal funds under two
programs administered by the U.S. Department of Housing and Urban Development
(HUD). They are the Community Development Block Grant program (CDBG) and the
HOME Investment Partnerships Act Program (HOME). In fiscal year 2010-2011,
these programs will bring an estimated $2,800,000 of federal funds into our area to
provide affordable housing, economic opportunities and other benefits for low-income
people in Asheville and surrounding counties.

Every five years, the City prepares a Consolidated Strategic Plan, with help from
residents, other local governments, and interested groups. This sets out needs and
priorities for housing and community development activities for the next five years,
strategies to be pursued, and performance targets to be achieved through CDBG-
and HOME-funded activities.

This document is the Consolidated Strategic Housing and Community Development
Plan for the City of Asheville and the Asheville Regional Housing Consortium for the
five year period: July 1, 2010 through June 30, 2015.

In addition, the City must prepare an annual Action Plan that describes in detail how
funds are to be used over the next 12 months. The Action Plan for 2010-2011 is
being submitted simultaneously with this Strategic Plan, but under separate cover.

The Community Development Block Grant Program

The CDBG program serves the City of Asheville only. CDBG funds can be used for a
very wide range of activities that provide “decent housing and a suitable living
environment and expanding economic opportunities”, but every CDBG-funded activity
must either benefit low-income persons® or eliminate slum and blight.

The HOME Program

HOME funds serve a four-county area made up of Buncombe, Henderson, Madison,
and Transylvania Counties. They can be used only to create or preserve affordable
housing for low-income persons™. The program is managed by the City of Asheville,
acting as Lead Agency under the direction of the Asheville Regional Housing
Consortium

! For the purpose of this plan a “low-income person” is a member of a household whose income is
less than 80% of area median income adjusted for family size; “very low income” refers to persons
with income less than 50% of AMI; and “extremely low income” refers to persons with income less
than 30% of AMI.
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Contents of the Plan

After an initial overview of community characteristics, the plan is divided into four
main Chapters:

? Affordable Housing (including public housing)
? Homelessness

? Non-Housing Community Development, covering public facilities and
infrastructure, public services, historic preservation, and economic
development.

The first two of these chapters deal with the whole consortium area, while the third
deals only with Asheville, since only CDBG funds can be used to address these
needs and CDBG funds can only be used within the City of Asheville. Each chapter
describes existing needs, determines priorities for action, lists proposed strategies,
and sets performance targets.

The Appendices contain maps, some additional specific details required by HUD,
comments received, the cost of the planning process, and a glossary of terms used
in the plan. The Housing Needs Assessment is published as a separate companion
document.
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2 - THE CONSOLIDATED P LANNING P ROCESS

How We Approached it

The Consolidated Strategic Plan is intended by HUD to be a community-wide
process that shapes housing and community development processes into an
effective and coordinated set of strategies. It creates an opportunity for citizens and
government to review local community needs and assets in a comprehensive way,
with linkages to the wider region, and to plan coordinated actions without duplication
of efforts.

The planning process addressed the primary areas required by the HUD regulations:
affordable housing (including public housing), homelessness, and non-housing
community development, with the greatest emphasis on affordable housing. Within
these areas, we attempted to bring in a wide range of community input. While HUD
regulations require, at the minimum, a consultative process of providing information
and seeking comments on the plan in draft form, the City has reached out to diverse
stakeholders throughout the Consortium in developing the priorities for this Plan.

Recognizing that the Consortium is composed of diverse communities with differing
needs, key elements of the Affordable Housing component have been developed and
are presented separately for each of the four counties comprising the Consortium.
This continues the methodology followed in the 2005-2010 Plan.

Oversight — The Steering Committee

Responsibility for preparing the Strategic Plan lies with the City of Asheville, as the
Consortium’s “lead entity”. However, the Asheville Regional Housing Consortium
Board acted as the Steering Committee, directing and overseeing the planning
process. The Board consists of representatives of each member government within
the Consortium and normally meets about six times a year, to oversee the use of
HOME funds. Its work on the Strategic Plan started early in 2009 when it approved
the outline for the planning process, the budget, and timeline. It oversaw and
approved the selection of outside consultants, and received presentations on the
progress and findings of the Housing Needs Assessment, and the public participation
process. Finally it reviewed and approved the draft Plan before submitting it to
Asheville City Council for final approval.

Citizen Participation —Focus Groups and Public Meetings

The most important elements in each section of the Plan are the priority needs and
strategies. The priority needs will be used in allocating CDBG and HOME funds each
year, by providing an evaluative tool to assess funding applications according to how
well they address the needs. The strategies set out methods for implementing the
priorities over the five-year life of the Plan, through direct funding and in other ways.
They are intended to be inclusive and non-binding; new strategies may be adopted as
circumstances and opportunities develop and not all the strategies will necessarily be
implemented.
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The changed nature of both local and national economic conditions in the past five
years made extensive citizen participation an essential element of this plan. In
November and December of 2009, City staff conducted focus groups of housing
advocates, developers and administrators from the public sector, private sector and
non-profit sector in each of the four Consortium counties, spending a day in each
county with those groups, and then conducting an evening public hearing for
residents in each County. City staff also conducted focus groups in the City of
Asheville around public services and facilities, and economic development, and held
an Asheville public hearing. In total, 113 people participated in the focus group and
public hearing process. The notes from those groups and public hearing minutes are
in Appendix C. That public input was incorporated into the draft Consolidated Plan.

Additional public input was solicited through an on-line survey, prepared by the City’s
Community Development Division. Two surveys were published: a housing priorities
survey, and a non-housing community development priorities survey. Both were
published in mid-February, 2010. A patrticipation link was emailed to all who attended
a focus group or public meeting in the fall of 2009, as well as those who were
contacted for participation but could not attend. A link to the surveys was published in
the News section on the Home page of the City of Asheville web site, and all
participating jurisdictions in the HOME Consortium were asked to publish it on their
home pages. The link was publicized by local media. 149 responses to the housing
survey and 80 responses to the non-housing survey were received and tabulated.
The results of that survey are presented in Appendix C.

The Draft Plan was widely distributed in March of 2010. It was posted on the City’s
web site, and its availability was noticed through email to all who attended the fall's
events, those who were invited but could not attend, and to the general public through
newspaper notices. A public meeting on the draft plan was held in each county during
the month of April. A summary of each meeting and attendance lists are in Appendix
C.

Public comments were incorporated into the final draft. That final draft availability was
distributed to the persons and through the methodologies described above, with
official notice made on March 28, 2010. Approval of the final draft was recommended
to the Asheville City Council by the Asheville Regional Housing Consortium on April
13, 2010. A formal public hearing was conducted by the Asheville City Council on
April 27, 2010.

Contracted Work

The work of preparing a Housing Needs Assessment and Market Analysis for 2010
was contracted to a team of consultants led by Charlotte Caplan. Their report is
contained in a separate companion volume.

Formal Consultation and Plan Approval

Details of the consultation process are set out in Appendix C. After the draft Plan
was published on March 28, 2010, a final public hearing was held in front of As heville
City Council on April 27. The plan was approved by the Asheville City Council on April
27, 2010.
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Monitoring and Reporting

Each section of the Plan includes specific, measurable targets for both outputs and
outcomes from our activities over the next five years. Outputs measure what we
have done, e.g. “45 housing units rehabilitated or repaired”. Outcomes measure
benefits to the community, e.g. “285 unit-years of extended housing life”.

In addition to adopting targets for our Plan as a whole, we require every agency that
receives HOME or CDBG funding to establish its own output and outcome
measurements and targets.

Every year we will review and report on what has been achieved during the previous
program year, which runs from July 1 to June 30. This report — the Consolidated
Annual Performance and Evaluation Report (CAPER) — is available in draft form for
comment in September each year, and published in October. The CAPER includes
details of the year’s outputs and outcomes. There is a page of detail on each active
project, maps showing the location of projects, financial data, and other program
information.

The CAPER includes a self-evaluation section, in which we review progress towards
meeting the five-year targets, discuss any weaknesses, barriers to progress, or new
opportunities, and indicate how strategies may be changed as a result.

The City’s policy for selecting and monitoring agencies that receive CDBG and
HOME funds is set out in Appendix E. A plan for monitoring specific programs is
included in each year's Consolidated Action Plan.

3 — COMMUNITY DESCRIPTION

The Consortium Area

Physical Characteristics

Four western North Carolina counties comprise the Asheville Regional Housing
Consortium area: Buncombe, Madison, Henderson, and Transylvania. The same
counties make up the area of the Land of Sky Regional Council of Governments, or
North Carolina Region B. The total land area is 1,867 square miles (1,187,904
acres).

The region is a river basin between the Blue Ridge and the Great Smoky Mountains,
bounded by mountains 3000-6000 feet in height. The boundaries of the region closely
follow the watershed boundaries of its main watercourse, the scenic French Broad
River. Mountain ridges also form natural barriers throughout the region, defining
individual communities.

Local Government

In addition to the four county governments, there are 15 incorporated municipalities
within the Consortium. The City of Asheville is the principal urban center (2008
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population estimate — 74,543), followed by Hendersonville (12,005) and Brevard (6,716).
Asheville, Hendersonville, and the corridor connecting them contain the majority of the
region’s commercial, industrial, and public activities; the highest density of housing;
the most developed transportation and utilities; and the highest concentrations of both
low-income and minority residents. Brevard is the principal urban center and seat of
government in Transylvania County, while Madison County has three towns of similar
size: Marshall, the county seat, (832), Mars Hill (1,772), and Hot Springs (638). All
four counties and 12 of the municipalities are members of the Consortium.

Population Trends

The total estimated 2008 population of the Consortium is 376,554. The Consortium’s
population grew by 9.31% between 2000 and 2008, less than the state’s growth
during that time (12.26%) and very close of the national growth rate (9.1%).
Henderson County had the greatest growth at 12.55%, Transylvania County the least
at 2.04%. Buncombe’s County growth was 9.53%. Because of its natural beauty, mild
four-season climate, cultural assets, and accessibility, the region is very attractive to
people seeking to relocate. In particular it has seen a significant net inflow of people
at or near retirement age in comfortable financial circumstances.

Population, 1980 - 2008

Year Consortium | Asheville | Buncombe | Henderson | Madison | Transylvania
County County County County
1980 259,758 54,022 160,934 58,580 16,827 23,417
1990 286,579 61,607 174,821 69,285 16,953 25,520
2000 344,472 68,889 206,330 89,173 19,635 29,334
2008 376,554 74,543 229,047 102,367 20,432 30,187

Source: US Census 1980, 1990, & 2000. American Community Survey, 2006-2008

The projection of population growth, above, is from the American Community Survey.
Results from the 2010 Census are awaited.

Composition by Race

The estimated minority populations in the Consortium area according to the 2006-
2008 American Community Survey are between 10% (Henderson County) and 3.4%
(Madison County), which is small compared with the state as a whole. Most of the
minority population lives in central Asheville and Hendersonville. The most numerous
minority group in every county was African-American. The number of African-
Americans living in the City of Asheville appears to have decreased, while the number
of African-Americans living in Buncombe County outside of Asheville has increased.

In contrast, the ethnically Hispanic or Latino population increased by 300%, from
0.7% in the 1990 Census to 2.8% in 2000, and this increase. Moreover, Census
counts are believed to under-report the actual population because of undocumented
immigration and distrust of government. The number of persons of Hispanic ethnicity
in Buncombe and Henderson Counties appears to have increased by almost 70%
between 2000-2008.
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Age Trends

According to NC State Office of State Budget and Management projections, the 25-44
age group will show the highest numerical increase from 2008- 2015, but will show
the lowest percentage increase among age groups. The 55-64 age group will show
the highest percentage increase. The 65-74 age group is also rapidly increasing.
Continuing increase in the oldest population, age 85 and above, can also be
expected. These people have the greatest need for housing with supportive services.
Median age is projected to increase in Buncombe and Madison counties over the
same period, and decrease in Henderson and Transylvania Counties.

Projected Age Distribution for the Consortium Area

Percent
2009 2015 Change 2000-

Age Group 2000 Census Estimate Projection 2015
Under 18 73,825 79,446 87,336 18%
18-24 27,860 31,132 36,600 31%
25-44 95,733 95,841 106,580 11%

45-54 49,593 54,892 58,397 18%

55-64 36,932 48,047 56,473 53%

65-74 31,391 32,587 41,796 33%
75-84 21,724 25,395 22,556 1%

85 and over 7,414 9,253 10,521 42%

Total 344,472 376,593 420,259 22%

Median Age Projections
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Economic Conditions

In the past 15 years, the region has generally enjoyed a buoyant economy with
unemployment rates running well below the state and national averages. The region
is buffeted by the current recession, although its unemployment rates are below
North Carolina and national rates.

There are distinct differences, however, within the region. Most of the region’s jobs
lie in the “Regional Growth Corridor” which runs north-south through the middle of the
region. With just 30% of the region’s land area, the corridor contains approximately
two-thirds of the region’s population, and 77% of the jobs. Development elsewhere in
the region is heavily restricted by steep terrain and large tracts of federally owned
land (national forests and the Blue Ridge Parkway).

The current recession has made past projections of unemployment irrelevant. The
current regional unemployment rate is 9.6% (2/10) compared to North Carolina’s rate
of 11.2% and the US rate of 9.7%,

The region has followed the national trend of loss of jobs in the manufacturing sector
and rapid growth in the educational, health, and social services sector. While
construction jobs increased in the mid 2000’s, there has been a recent steep decline
in construction work. Healthcare, tourism and the strong housing market have been
the main engines for job growth.

Incomes

Information provided by the Asheville Area Chamber of Commerce indicates that
income growth stayed strong in the region for the period 2000-2009, with an average
annual income growth of almost 2.7%. Projections through 2014 indicate the rate of
growth will slow to an annual rate of 1.5%.

Wages and incomes continue to lag behind the state and nation, although not as
much as in 2000. The median hourly wage in the Asheville MSA is 12.9% below the
national median, and 5.6% below the state. This is approximately half the gap
reported in 2005. Although we do not have new data, we believe that, as reported in
2005, non-earned income is increasingly replacing wages and salaries as the
principal income source, possibly reflecting the large numbers of people living on
retirement incomes. By 2002, non-earned income was about 65% of total income in
the Asheville MSA, compared with 45% nationally and 50% for the state’.

In 2007, Henderson County had the lowest level of poverty at 10.9%, and Madison
County was highest at 16.2%. The level of poverty in Buncombe County appears to
have increased between 2005-2007, standing at 14% in 2007. Most affected by
poverty throughout the region are single female heads-of-households with minor
children.

! Asheville Area Chamber of Commerce: 2004 Asheville Metro Economy Outlook
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Poverty Rates for families with female heads of households
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The City of Asheville

The City of Asheville is by far the largest city in the region and serves as the regional
center for the 16 westernmost counties in North Carolina.

Physical Characteristics

Asheville is situated in a gap in the Blue Ridge Mountains on a bluff above the
confluence of the French Broad and Swannanoa Rivers. Its topography is rolling and
deeply cut by numerous small ravines. A mountain ridge several hundred feet high
forms a barrier just east of the central business district. Street connections within the
City are often circuitous. The construction of the I-240 expressway around the north
side of downtown in the 1960s enormously assisted traffic flows, but slashed through
low-income residential neighborhoods, demolishing homes, severing pedestrian
routes between neighborhoods and downtown, and permanently changing the
character of the City.

The City has expanded by annexation, from its original circular core (4 miles across
in 1882), into all the surrounding lowland areas, except the Biltmore Estate to the
south. The southward march of commercial and residential development down
Highways 25 (Hendersonville Road) and 191 (Brevard Road) has now almost
encircled the Estate. Annexation continues in small, carefully planned steps, as the
City increases its capacity to serve developed areas on its boundaries.

History

First incorporated in 1797 as a trading post, Asheville grew rapidly after the railway
arrived in 1880. It became noted as a summer tourist center and year-round health
resort. The construction of Biltmore House in the early 1890s was another stimulus
to the local economy. This economic heyday continued until the 1929 financial crash.
Asheville, which had made huge investments in municipal building and infrastructure
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in the 1920s, entered the great depression with the largest per capita municipal debt
of any city in the nation, a legacy that dominated the City’s finances until the last pre-

Executive Summary

depression bond was paid off in 1976. The City still feels the consequences of

neglect of infrastructure during those post-depression years but has benefited from

the preservation of many downtown historic buildings that might otherwise have been

demolished.

By the 1970s, the Central Business District and inner city neighborhoods were

showing the consequences of neglect and middle class suburban flight that were
common in cities across the nation. Through the use of Urban Renewal grants and

other federal funding that was then relatively plentiful, the City’'s Redevelopment
Agency engaged in extensive redevelopment programs, buying property, demolishing
dilapidated structures, building new streets and infrastructure, and selling hundreds of

“dollar lots” to low-income families to build their own homes. This created a much
less dense, more suburban, pattern of both commercial and housing development

that was then considered desirable. It also led to relocation of many very low-income,

mainly African American, families from the blighted areas to other neighborhoods,
including public housing. Downtown redevelopment also started in the 1970s, and
by the mid-1990s the combined effects of public and private re-investment had given
Asheville’s downtown a national reputation for economic, social, and cultural vitality.

As a result Asheville now has no large blighted residential areas. Remaining patches

of blight are being addressed through a series of small area plans. In some areas,
such as the West-End/Clingman Avenue neighborhood, these plans have been very
successful, in others, such as the South Pack Square commercial area, much less

so. The key difference seems to be the extent to which local residents and other
stakeholders are supportive or suspicious of plans and specific implementing

proposals.

Population

Demographically, Asheville shows distinct differences from the surrounding rural and
suburban areas of Buncombe County.

Population by race (2006-2008 American Community Survey 3-Year Estimates)

Hispanic

African- American (any
2006-2008 Total White | American | Asian Indian Other race)
Asheville 75,640 62,227 12,026 1,036 718 1,045 3,328
Asheville 100.00% | 82.27% 15.90% 1.37% 0.95% 1.38% 4.40%
Non-Asheville,
Buncombe County 150,352 | 142,730 5,600 1,692 1,847 1,296 6,333
Non-Asheville,
Buncombe County | 100.00% | 94.93% 3.72% 1.13% 1.23% 0.86% 4.21%

Asheuville is not only the largest population center in the Consortium (indeed in
Western North Carolina); it is also the center of the region’s African American
population, with an estimated 52% of the Consortium’s African Americans living in the

City in 2008. However this percentage was 63% in 2000. With an estimated 76% of
the regional African Americans living in Buncombe County, it appears that there has

been some movement from historical population patterns.
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Population Growth

Asheville’s population growth in the past 25 years has been largely the result of
annexation. The population of inner city census tracts declined from 1980- 2000,
except for the Central Business District, where growth was attributed to the
development of downtown condominiums for the middle class, and a much larger
prison population and homeless population. The most significant regional growth has
taken place in the unincorporated areas of Buncombe County.

Population growth in Asheville and Buncombe County

Figure 4: Population growth in Asheville and Buncombe County
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Incomes

Buncombe County had an estimated poverty rate of 13.3% in 2008. In 2000, the
majority of those living in eight of Asheville’s 24 significantly populated census tracts
had less than 80% of area median income. Although the Housing Authority of the City
of Asheville serves the whole of Buncombe County, all of its public housing units are
located within Asheville, and so also are the majority of institutions that house low-
income people such as homeless shelters and group homes. (An even more
marked disparity between city and county exists between Hendersonville and
Henderson County). One result is a much lower rate of homeownership in Asheville
(and Hendersonville) than in the rest of the Consortium.

Economic Conditions

The economy of the City of Asheville is reviewed in the Chapter on Non-Housing
Community Development.

24



Consolidated Plan 2010-2015 Executive Summary

1 - SUMMARY OF HOUSING NEEDS ASSESSMENT AND M ARKET
ANALYSIS

Introduction

The City of Asheville commissioned a Housing Needs Assessment and Market Study
for the Consortium from a team of professionals in housing and demographic
analyses. Charlotte Caplan, former City Community Development Director, was the
lead consultant. Her team included Thomas Tveidt of Syneva Economics and Angela
DesVoigne, an MLS Broker who has community development experience. The entire
study forms a companion volume to this Plan. The Executive Summary is included
below.

The Housing Needs Assessment provides a detailed and quantitative overview of
housing demand and supply for each County in the Consortium. It addresses the
specific housing needs of low-income people, the elderly, racial and ethnic minorities,
and people with special needs, and also projects affordable housing needs for the
next five years. A set of tables in the Appendix provides a wealth of supporting
information.

The Housing Needs Assessment and Market Analysis is available on the City of
Asheville’s web site or in printed form on request.

Executive Summary

Purpose

This study examines the housing market and the specific housing needs of low
income households in the four counties that make up the Asheville Regional Housing
Consortium: Buncombe, Henderson, Madison, and Transylvania. It is intended to
provide a factual and quantitative background to the Consortium’s next Consolidated
Strategic Plan covering the period July 2010 to June 2015. The study does not
indicate priority areas or make recommendations for strategies to be pursued: that
belongs to the planning process. It does include a section on barriers to affordable
housing and potential strategies that emerged during interviews with local
government staff and housing professionals.

Methodology

The previous Needs Assessment, performed in late 2004 based its findings on data
from the 2000 decennial census. This study focuses on changes since 2000 using
new information from the U.S. Census Bureau’s American Communities Survey for
2005-2007. The ACS collects sample data each year and combines them into rolling
three-year estimates. The first multiyear estimates were based on ACS data
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collected from 2005 through 2007, and are available for geographic areas with a
population of 20,000 or more. Because they are based on samples, all the data is
subject to sampling errors, which are most significant for small populations,
especially numbers less than 1000. Errors add up when changes are calculated
from two numbers, so that apparently large changes in relatively small populations
should be viewed with caution.

It should also be noted that the ACS data reflects conditions before the start of the
national housing crisis and current economic recession in 2008.

In some sections of the report we have been able to obtain data from other reliable
sources, some of which are more recent than ACS. We also carried out numerous
interviews with professionals in the housing field to gather both quantitative data and
their informed views on needs, barriers and strategies.

Key Findings

A. Demographic & Economic Indicators

Stable population growth. All consortium counties have experienced stable and
consistent population growth over the last eight years; with annual growth rates
ranging from 0.3% in Transylvania County to 1.6% in Henderson County. Domestic
in-migration has been the main source of net population change, followed by
international in-migration. Natural growth (births over deaths) has been positive only
in Buncombe County.

Consistent economic growth. Economic drivers in the consortium are varied, but
Health Care, Manufacturing, Tourism, and Population In-migration have been the
major areas of economic specialization. As a result the area has weathered most
national and state economic downturns with minimal disruption, and enjoyed relatively
consistent employment growth.

Low wages. Wages in the consortium remain below the state and nation. The gap
ranges from 12% below the state level in Buncombe County to 34% in Madison.
Wages lag even further behind the national average wage. These gaps have
continued to widen over the past ten years.

Falling homeownership rates. The proportion of housing that is renter occupied
has increased in all the counties over the period.®> Although the home ownership rate
remains high, from 68% in Buncombe to 76% in Henderson, it has dropped by 2 to 4
percentage points since 2000. This runs counter to the nationwide trend of
increasing homeownership rates.

Increasing vacancy rates. Vacant housing has increased in all counties. Rates in
Buncombe and Henderson counties remain similar to the state and nation, but rates

2 ACS data for 2006-2008 were published in late October 2009, too late to be incorporated into
this study.

3 Unless stated otherwise “the period” means from 2000 to 2005-2007, the dates for which
reliable census information is available.
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in Madison and Transylvania are significantly higher; perhaps indicating the presence
of larger second home markets.

Changing household structures. Households headed by a married couple are still
the majority in owner occupied housing, but single parent households and “nonfamily
households”, have increased strongly in most counties. Renter households show
even more diversity in household types. Average household size continues to fall in
all counties, down to 1.73 in Transylvania.

B. Homeownership Market

Rise and fall of house prices. Median house prices peaked in 2007 then fell. The
most dramatic changes were seen in Transylvania. But this did not translate into
increased opportunities for lower-income buyers. Prices declined mainly at the upper
end of the market and tighter underwriting requirements by lenders have kept many
buyers out of the market. The number of homes sold below $150,000 has declined
steadily since 2005.

Increased foreclosure rate. Foreclosure actions have almost doubled in the past
three years with the highest rate in Buncombe and the lowest in Transylvania. But
the rate in the Consortium is only about half the statewide rate, and the state is well
below the national rate. We found no evidence that foreclosures are causing visible
blight or a localized drop in home values in any neighborhoods.

Increasing affordability problems for existing homeowners. Cost burdens have
increased over the period and now affect between 19% and 25% of home owners,
with the highest rate in Buncombe County.

Increasing affordability gap for homebuyers. Despite the recent decline in
median house prices, the median remains well above what a 4-person household at
80% AMI can afford. Data available only for Buncombe shows a continuing increase
in the amount of subsidy or downpayments assistance needed by homebuyers below
80% AMI.

C. Rental Market

Increasing affordability problems for renters. The number of renters who are
cost burdened (housing costs exceeding 30% of household income) increased
substantially, ranging from a 41% increase in Buncombe County to a 90% increase in
Transylvania. The highest incidence of cost burdens is now in Henderson (46% of
renters), the lowest in Madison (36%). Of the top 20 occupations in each county
most cannot afford Fair Market Rent on even a one-bedroom apartment.

Rent increases followed by decline. Median rents increased over the period from
21% in Henderson to 66% in Madison. Recent information, available for Buncombe
only, indicates that market rents started to fall in 2008 as vacancies increased. But
vacancies have not been a problem in subsidized rental developments.

Importance of mobile homes. Mobile homes are an important part of the housing

stock, from 16% of all homes in Henderson to 25% in Madison, and provide some of
the most affordable rental housing. Many are owner occupied, but ownership of a
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mobile home on rented land does not offer the benefits of conventional
homeownership.

D. Subsidized Rental Housing

Importance of subsidized housing. Including public housing and housing choice
vouchers, subsidized housing makes up 25% of all rental housing in the Consortium.
Buncombe has the highest proportion at 34% and Henderson the lowest at 8%. A
complete inventory is provided for each county. All these properties charge below
market rents; some also have rent subsides that reduce the tenant’s share to 30% of
household income.

Long waits for public housing. Public housing, Housing Choice Vouchers, and
subsidized units with rent subsidies provide the only decent rental housing that is
affordable at the lowest income levels (0% - 30% AMI). Waiting lists vary, but waits of
a year or more are common. The longest waits are for vouchers: two to three years
in Asheville/Buncombe.

Critical shortage of funds for vouchers. HUD now funds vouchers at a fixed
amount regardless of actual costs which depend on tenant incomes. In order to stay
within budget, the Asheville housing authority is currently reducing the number of
vouchers in use by not re-issuing vouchers that are turned in, and WCCA has been
forced to withdraw vouchers from four tenants.

Mismatch of public housing units and needs. A problem specific to the Asheville
housing authority is a critical shortage of 1-bedroom units because of diminishing
household sizes. 68% of applicants on the waiting list are single people but only 30%
of its units are one-bedroom or efficiency units.

E. Special needs

Large unmet need for independent living. Throughout the Consortium there are
long waiting lists for affordable independent housing for elderly and disabled people.
In Asheville the number of disabled applicants is particularly high.

Need for repair/modification programs. There appears to be a large need for
essential housing repairs and accessibility modifications to help elderly and disabled
people remain in their own homes. We found numerous church volunteer groups
undertaking this type of work, but only the agencies with professional staff can tackle
the more challenging repairs.

Sufficient assisted units for elderly. We found that in all counties there are
sufficient beds in assisted living facilities for elderly people needing help with daily
living activities. However, the quality of facilities is not uniformly good. Also people
with income above the Medicaid ceiling may have difficulty finding assisted living they
can afford.

Major need for mental health facilities. In the entire Consortium there is only one

6-bed facility licensed to care for people with severe and persistent mental illness.
Many individuals with SPMI are housed inappropriately in adult care homes intended
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for the elderly. Licensed group homes with staff trained to care for the mentally ill are
urgently needed in all counties.

F. Construction trends and capacity

Housing starts still falling. Analysis of residential building permit data shows a
sharp decline in new housing starts since 2007 (since 2005 in Transylvania and
unincorporated areas of Buncombe). There are no clear signs of recovery yet.

Steady production by non-profits. Production by the non-profit sector has not
diminished, and could increase if funding and land are available.

Uncertainty in for-profit sector. Most for-profit developers we spoke to are
planning to build fewer units in the next five years than in the past. Almost all were
building for sale, not rental, and only a few have a product that is affordable to buyers
below median income. But both volume and type of construction could change with
market conditions, particularly if credit restrictions are eased.

G. Housing Needs & Gaps — projection through 2020

Increasing unmet rental needs. Projected needs for affordable rental housing
exceed projected supply and the number of cost-burdened or inadequately housed
households will continue to grow in all counties, absent major new government
initiatives.

Aging population. The 65-74 age group will be the fastest growing age group in all
counties except Transylvania. Increased demand for smaller units seems likely.

Decreasing homeownership rate? It will become increasingly difficult for low
income households (below 80% AMI) to become homeowners. If current credit
restrictions are maintained indefinitely homeownership rates will probably continue to
fall in most income groups and rental demand will increase accordingly.

Barriers to Affordable Housing
Among the barriers to addressing affordable housing needs in the Consortium area
are:

? High land and construction costs related to topography and the limited supply
of developable land;

? Lack of public water and sewer service to developable sites in the four

counties;

Lack of vacant developable land in the City of Asheville;

? The high per-unit cost of making rental housing affordable for extremely-low
and very-low income groups, coupled with declining federal funding;

? Limited multi-family housing construction;

? Neighborhood opposition to higher-density housing; and

? Predatory lending

)

For more detailed information on housing needs and market conditions in the Consortium as a whole and in each
County separately, the full text of the Housing Needs Assessment with its accompanying tables and maps is
available at the City of Asheville’s Community Development Division, City Hall, PO Box 7148, Asheville NC
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28801, tel: (828) 259-5821, or on the internet at
http://www.ashevillenc.gov/residents/housing/affordable_housing/default.aspx?id=1586.
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Name of Jurisdiction:

Buncombe, Madison, Henderson, & Transylvania

Source of Data:

Data Current as of:

Counties, North Carolina CHAS Data Book 2000
Renters Owners
Household by Type, Income, & Small Large Small Large
Housing Problem Elderly Related Related All Total Elderly Related Related All Total Total
(5 or (5 or House-
1&2 (2to 4) more) Other Renters 1&2 (2to 4) more) Other Owners holds
House- House-
member holds member holds
household household
S 5
Q) (B) © () B ) © (H) 0] Q) L)
1. Household Income <=50% MFI 3,487 4,617 775 5,158 14,037 9,028 3,879 738 2,661 16,306 30,343
2. Household Income <=30% MFI 2,020 2,532 343 2,762 7,657 3,937 1,400 280 1,475 7,092 14,749
3. % with any housing problems 53% 74% 76% 68% 66% 66% 74% 88% 64% 68% 67%
4. % Cost Burden >30% 52% 2% 69% 67% 65% 65% 73% 76% 64% 67% 66%
5. % Cost Burden >50% 36% 61% 53% 59% 53% 37% 59% 60% 51% 45% 49%
6. Household Income >30% to
<=50% MFI 1,467 2,085 432 2,396 6,380 5,091 2,479 458 1,186 9,214 15,594
7. % with any housing problems 48% 64% 79% 70% 64% 30% 56% 70% 55% 42% 51%
8. % Cost Burden >30% 48% 61% 50% 70% 60% 30% 54% 58% 55% 41% 49%
9. % Cost Burden >50% 24% 17% 3% 35% 24% 14% 33% 19% 33% 22% 23%
10. Household Income >50 to
<=80% MFI 1,216 3,206 531 3,255 8,208 7,096 6,319 1,075 2,956 17,446 25,654
11. % with any housing
problems 37% 30% 60% 37% 36% 19% 46% 53% 44% 35% 35%
12.% Cost Burden >30% 37% 25% 16% 36% 30% 19% 43% 39% 43% 33% 32%
13. % Cost Burden >50% 5% 3% 1% 3% 3% 9% 14% 11% 15% 12% 9%
14. Household Income >80% MFI 2,039 6,972 1,029 5,553 15,593 19,161 39,882 4,393 8,411 71,847 87,440
15. % with any housing
problems 18% 5% 34% 6% 9% 8% 10% 22% 16% 11% 10%
16.% Cost Burden >30% 17% 2% 0% 5% 5% 7% 9% 11% 15% 9% 9%
17. % Cost Burden >50% 7% 0% 0% 0% 1% 1% 1% 3% 3% 2% 1%
18. Total Households 6,742 14,795 2,335 13,966 37,838 35,285 50,080 6,206 14,028 105,599 143,437
19. % with any housing
problems 38% 31% 54% 37% 36% 20% 19% 34% 30% 21% 25%
20. % Cost Burden >30 37% 27% 23% 36% 32% 19% 18% 22% 29% 20% 23%
21. % Cost Burden >50 19% 13% 8% 19% 16% 9% 6% 8% 13% 8% 10%
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2 - PRIORITY HOUSING NEEDS BY TENURE AND | NCOME

General population

HUD Table 2A (below) summarizes, in a format required by HUD, the numbers of
households within the Consortium area who have housing problems, and the
priorities for CDBG or HOME assistance over the period of this Plan. High (H)
priority indicates that we intend to allocate CDBG or HOME funds to address the
housing needs of this category of households over the next five years, medium (M)
priority indicates that funds may or may not be allocated, depending on availability,
and low (L) priority indicates that it is unlikely that funds will be allocated specifically
for this category. However the City will consider providing technical assistance
and/or certifications of consistency with the Plan to support applications for other
funding that address low priority categories. The data to support this table is in the
Housing Needs Assessment: Table A-21 (Buncombe); A-15 (Henderson); A-13
(Madison); A-13 (Transylvania); and the priorities developed by the Consortium Board
for each county.

The targets are based on the numbers of units that can realistically be assisted with
CDBG and HOME funds at their current (2010) levels, and assume continuing
opportunities to leverage other funding sources such as Low Income Housing Tax
Credits, HUD Homeless Prevention and Rapid Re-housing Program, and the state
Housing Trust Fund.

HUD Table 2A: Priority Needs Summary Table

Plan target for
Household Type Income (% AMI) Priority | Unmet Need | assisted units
Renter | Small Related 0% to 30% H 2450 150
31% to 50% H 3,008 400
51% to 80% L 1.434 40
Large Related 0% to 30% M 824 50
31% to 50% M 491 20
51% to 80% L 108 10
Elderly 0% to 30% M 761 50
31% to 50% M 922 80
51% to 80% L 437 25
All Other 0% to 30% H 2,036 25
31% to 50% H 2,675 100
51% to 80% L 1,291 0
All Owner Households** 0% to 30% H 4,648 175
31% to 50% L 4,799 25
51% to 80% L 5,064 50
Total 30,948 1200

** |ncludes owner-occupied rehab and homeownership assistance.
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Special Needs

HUD Table 1B (below) provides estimates of the level and priority of needs for people
with special housing needs (other than homelessness). Typically these residents
need some level of long term support services as well as housing. Options include
group homes, assisted living facilities, and conventional housing (rental or
homeowner) which is constructed for physical accessibility and/or linked to services
such as outpatient treatment or case management. A more detailed discussion of
special needs can be found in the Housing Needs Assessment.

Because the data for the HUD Tables 1B and 2A are derived from different sources,
there is considerable overlap between the two tables. People with special needs
make up a significant part of the very low income (0-30% of median) population and
are very likely to experience cost burdens, overcrowding, or substandard housing
conditions in addition to their other needs. The target units in Table 1B are therefore
also included in Table 2A. This table will be updated when 2010 Census results are
available.

Our target is that at least 10% of all assisted units will benefit people with special
needs.

HUD Table 1B: Special Needs (Non-Homeless) Population

Cost to
Priority Needs | Estimated Address
Level (High, Unmet Unmet
Special Needs Populations Medium, Low) Needs Needs* Goals
Frail Elderly L 450 $27,000,000 30
Severe Mental lllness H 260 $16,000,000 20
Developmentally Disabled M 650 $39,000,000 10
Physically Disabled (not elderly) H 2,000 $10,000,000 50
Persons w/ Alcohol/ L 300 $18,000,000 10
Other Drug Addictions
Persons w/ HIV/AIDS L 140 $11,000,000 0
Total 3,800 $110,000,000 120

Source: US Census, 2000; Comprehensive Housing Affordability Strategy Databook, 2000;

Claritas, Inc. 2000

* Costs are based on a conservative estimate of $60,000 per unit for construction of assisted
rental units, except for physically disabled where cost is based on retrofitting existing units
at $5,000 per unit. Operation and support services not included in cost.
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3 - INSTITUTIONAL STRUCTURE FOR ADDRESSING AFFORDABLE
HOUSING NEEDS

Most areas within the Consortium are fortunate to have a strong institutional structure
in the field of affordable housing.

Buncombe County

Both the City of Asheville and the Buncombe County Commission have appropriated
funds from their general revenues to create Housing Trust Funds to assist in the
development of affordable housing. The City’s fund was set up in 2000 and now has
a total value of $5,162,962 (as of 4/19/10). The County’s fund began in 2004 with a
$300,000 appropriation and now has a total value of $1,905,700.

The County has several active and experienced local non-profit housing
developers, including Mountain Housing Opportunities (MHO), Asheville Area Habitat
for Humanity, and WNC Housing Inc. The faith-based Asheville Buncombe
Community Christian Ministries (ABCCM) is seeking to rehabilitate a building they
own into apartments for formerly homeless persons. There is interest from regional
non-profits in creating new supervised group homes housing for mentally ill persons.

For-profit developers, perhaps spurred by the recent lack of upscale housing market,
have a new interestin the Asheville affordable housing arena. The Housing Trust
Fund took three applications from for-profit developers in the first month of 2010, and
numerous inquiries have been fielded by City staff.

The Housing Authority of the City of Asheville (HACA) serves the whole of
Buncombe County. Its core operation is managing and improving public housing and
operating voucher programs. HACA successfully partnered with Mountain Housing
Opportunities and WNC Housing to renovate the Woodfin Apartments in downtown
Asheville as permanent supportive housing for homeless people with special needs.
Its focus in the next five years will be to continue to improve the physical plant of its
existing public housing, focusing on energy efficiency and habitability. In 2008, HACA
completed a study of its older public housing developments, and as a result is
working towards a HOPE VI-type project focused on its Lee-Walker Heights
development.

Henderson County

Three productive non-profit housing agencies are based in Henderson County:
the Housing Assistance Corporation (HAC), Western Carolina Community Action
(WCCA), which also operates Section 8 voucher programs for both Henderson and
Transylvania Counties, and Henderson County Habitat for Humanity. These
agencies have continued to increase their capacity and production in the past five
years. The Henderson County Affordable Housing Coalition, chaired by HAC, serves
as a networking junction for affordable housing efforts in the county.
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Madison County

Madison County government and housing advocates formed the Community Housing
Coalition of Madison County (CHCMC) in 2005. CHCMC has maintained a full-time
Executive Director since 2008, and has focused on housing rehabilitation using
Consortium HOME funding. CHCMC has been particularly successful in facilitating
faith-based mission work groups, led by community trade professionals, in
accomplishing the rehabilitation of housing owned by frail elders and special needs
persons in the County. Land of Sky Regional Council of Governments (LOSCOG)
administers the State-CDBG housing rehabilitation program for Madison County. Four
public housing authorities maintain public housing and voucher programs. Volunteers
with Madison County Habitat for Humanity build one new home every two years.
Community Action Opportunities offers a weatherization program, and some church
groups additionally provide emergency repairs.

Transylvania County

Transylvania County’s affordable housing rental needs have been served primarily by
Western Carolina Community Action (WCCA), which has developed 40 units of tax
credit housing in Brevard in the past five years, and is developing a HUD 202 project
in Rosman. Recognizing the need for more non-profit housing development capacity,
the County, City of Brevard, Transylvania County United Way and WCCA formed an
Affordable Housing Coalition in 2008, with the goal of creating new partnerships to
create affordable housing. One outcome of this effort has been the chartering of the
Transylvania County Community Land Trust, which intends to facilitate new single-
family affordable housing. Its first project will be to develop a site owned by the public
school district over the next five years. The WCCA is administering state single family
rehabilitation and urgent repair programs in Transylvania County. Grant funding is
provided by the North Carolina Housing Finance Agency. Benchmark CMR Inc. is the
administrative agent on both Programs for WCCA.

Rural Capacity

The Consortium has long considered increased affordable housing development
capacity a key need for its rural counties. Led by City and Land of Sky staff, a
proposal for Rural Community Development Initiative funding was submitted to USDA
this past winter. The proposal calls for training of the boards of organizations most
engaged in affordable housing in Madison and Transylvania Counties, and then
providing staff assistance to enable those organizations to develop and achieve new
priority housing developments. The Consortium agreed to allocate funds to match the
grant funds requested. This application was successful, with an award of $50,700.
This award was one of 48 made nationally. The program of technical assistance will
begin this summer.
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4 - PUBLIC HOUSING AUTHORITIES

Introduction

Within the Consortium area there are seven public housing authorities (PHAS)
providing a total of 4470 units of affordable housing. The public housing units and
Section 8 Housing Choice Vouchers managed by these PHAs are detailed in the
Housing Needs Assessment, by County. All the PHAs are currently updating their
own five-year plans and the final plans are not all available; most of them have yet to
be approved by the PHAs’ own Boards. We have concentrated on gathering
information from and consulting with the Housing Authority of the City of Asheville
(HACA), which is by far the largest, managing a total of 1,540 public housing units
and 1,355 vouchers — totaling 2,895 units and comprising 65% of the units in the

Consortium.

Housing Authority of the City of Asheville

Organizational Relationship

The Housing Authority of the City of Asheville (HACA) is an independent entity, directly
funded by HUD. The Mayor of the City of Asheville appoints its five Board members,
but the City has no direct control over its funding or operations, nor are there any
formal arrangements regarding hiring, contracting, procurement, or development.
Nonetheless, there is a long history of cooperation and collaboration by the two

bodies.

Strategic Plan

HACA's Strategic Plan for 2010-15 has not yet been developed, with its process for
development beginning in March 2010. However, it has been following and made
significant progress in achieving the strategic goals in its 2005-2009 Plan.

Goal/Objectives

Progress

1. Sustainability

?  Seek additional / new funding
sources

Shelter + Care funding for 19 new units for the
homeless at Woodfin Apts.

Grant funding has expanded resident services
programs

DHAP and VASH funding received

Recovery Act funding received and currently in
expedited development process

Applications pending for Recovery Act competitive
funds

? Explore and implement methods
of asset building

HOPE VI preliminary study complete; focusing on
Aston Park Tower and Lee Walker Heights to
prepare redevelopment plans and packages

? Seek to build more “non-federal”
dollars

Tenant rental revenue increased from $2,076,664
in FY2005 to a projected $2,511,500 for FY2009
Locally designated funds for beautification at Lee
Walker; CCTV system and renovation of
community services building at Pisgah View
Asheville City funding for HOPE VI study.
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Goal/Objectives

Progress

Asheville Housing Trust Fund funding to match
potential Recovery Act competitive grant.

Establish fiscal self-sufficiency

Hampered by shortfalls in operating funding at the
federal level, but progress has been made in cost
control and productivity

Evaluating possible voluntary conversion of public
housing facilities to Section 8 tenant or project
based assistance.

2. Quality of Life Issues

Eliminate illegal drugs in public
housing

Pisgah View residents report reduced drug activity
and improved feeling of security

Collaboration and communication with APD
significantly improved for better law enforcement
and lease enforcement.

Streamline the selection process

Tenant selection and assignment process
revamped during vacancy reduction initiative to
minimize the number of appointments required
between application and assignment to Public
Housing

Secure and increase the Safety
Team funding

Safety team reorganized with significantly
improved results

Using limited operations funding to hire security
guards in strategic locations

Purchase security / surveillance
cameras and systems

Cameras installed at Aston Park, Bartlett Arms,
Pisgah View, and Hillcrest.

Currently upgrading and expanding these
installations to Altamont and Garden Apts.

Reduce PH density

HOPE VI planning for Aston Park and Lee Walker
currently underway

Increase staffing as appropriate

Generally not possible with severe federal funding
shortfalls, but project-based management has
increased productivity

3. Expand Collaboration with the Community-at-Large

Social services for case
management

?

?

Hired 4 new resident services staff using grant
funds

MOA with Department of Social Services and
Community Action Opportunities for coordination
of family self-sufficiency programs

Working closely with Homeward Bound to
increase case management for chronically
homeless people moving into Public Housing

Education: A-B Tech, Children
First, YWCA, CAO

Multiple successes in this area. See pp. 7-9,
above

Employment

New job readiness staff hired through ROSS grant
are working in collaboration with Job Link, Mission
Hospital System, Asheville GO to expand
employment opportunities for residents

Senior Services Coordinator has established an in-
house jobs program to employ younger residents
in assisting elderly residents

Homeownership

Since 2004, 23 successful first-time homeowners
in Public Housing and HCV programs combined
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Goal/Objectives

Progress

?

4. Staff Development

?

Management development?

Reorganized Public Housing staffing structure to
meet project-based management goals

On-site Nan McKay training in project-based
management for all managers in 2007

Shaw University leadership development classes
2008

On-site NCHM training and testing for managers in
2009

Employee development:
customer service, specific job
skills

Ongoing in-house training in customer service,
inspections, fair housing and computer literacy
Revamped hours of operation to be more
accessible to residents

Off-site training in EIV, PIC, fraud detection, and
FSS case management

Five weeks of onsite training for new computer
system in 2007

Complete comparability study

Completed in 2005 and pay rates have been
adjusted as required since that time

All employees pay increased to the minimum
“living wage” standards ($10.50/hour plus benefits)
adopted by City of Asheville

Increase accountability and
performance

Project based management structure redesigned
to maximize performance and accountability.
Managing underperforming employees in firm but
fair manner

5. Technology Needs

Improve resident payment

New computer database system selected in 2007
and implemented in 2008 to address this
statements

Address computer needs agency-
wide

All computers throughout the agency upgraded
since 2005; establishing scheduled replacement
Servers updated and expanded from 2 to 6

New information technology coordinator hired in
2008

Improve phone systems

Central Office complex phones upgraded to new
system in 2006; development phone equipment
upgraded as needed

Phone and data backbone infrastructure for all
developments upgraded in 2008 improving speed
and quality at a significantly lower cost

Security systems and
surveillance

Installed new systems at Pisgah View and
Hillcrest to supplement existing systems at
Bartlett Arms and Aston Park Tower

Currently installing key card access at Aston Park
Tower and camera systems at Altamont and
Garden Apts.

File security and levels of entry
on the main computer system:
establish protocol and clearance

Levels of security established for most computer
systems in 2006

New database system allows for detailed security
management for all modules

Established and implemented EIV and Secure
Systems security clearances
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Goal/Objectives

Progress

? 6.Long Term Goals

?  Solve density problem in Public ? HOPE VI planning for Aston Park and Lee-Walker
Housing Heights underway

? Expand collaboration with other ? See pp. 7-9, above
agencies

?  Financing plan for purchase of ? Developing strategy to implement scattered site
houses, apartment buildings, and purchases when down payment funds are available
other properties for low-income and efficient financing vehicle can be obtained at a
residents. reasonable rate

? Considering disposition of some ACC units to

purchase scattered site units with replacement
housing factor funds

7. Housing Choice Voucher Program Goals

?  Conduct outreach efforts to ?  Ongoing outreach program has been implemented
potential voucher landlords by new HCV Director hired in August 2008
?  Implement voucher ?  HCV homeownership program has served 22 first-
homeownership program time homeowners since 2005
? Has not been pursued by outside developer

? 12 units of project based
assistance

The City expects to be closely involved with the Housing Authority as it seeks to
develop and implement its new five-year plan. Details of the City’s involvement with
HACA initiatives will be contained in the Annual Action Plans to reflect the changing

nature of our involvement over time.
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5 - LEAD BASED PAINT HAZARDS

Nature of the Hazards

Although great strides in educating parents continue, and there is more information
available for home renovators, the hazard created by old lead-based paint (LBP) in
homes occupied by young children continues to be a major problem. This is true
even in North Carolina, which has one of the lowest percentage numbers of children
with EBL (elevated blood lead level) (10-19 g/dl) according to the Center for Disease
Control (CDC). While the use of lead in paints for residential use was banned in
1978, homes built before this date may contain LBP. It is particularly common in
homes built before 1950, especially on exterior siding and trim, porches, windows,
doors, interior trim, and kitchen and bathroom walls. Surfaces painted with LBP are
considered hazardous when the paint is peeling, chipping, or flaking and when dust
from friction on painted surfaces such as window sashes accumulates. Small
children may be poisoned by ingesting or inhaling very tiny amounts of LBP. The risk
becomes particularly acute when painted surfaces are disturbed by renovation or
redecoration activities, which can put large quantities of lead dust into the air and on
to surfaces in the home unless carried out using lead-safe work practices (LSWP).

Studies have shown that there is no safe blood lead level for young children; even low
levels from 1-9 micrograms of lead per deciliter (g/dl) , such as a small amount
accumulated under a fingernail and then taken into the mouth, may cause
developmental disabilities, particularly when associated with poor diet. Lead
poisoning from LBP is the #1 environmental disease among young children in the
USA (CDC). Multiple environmental and socio-economic factors make low-income
and minority children particularly at risk to elevated lead levels.

Distribution of Lead Poisoning Risk for Low-Income Children

According to the 2000 census data, a total of 28,813 homes in the Consortium area
were built before 1950 (about 18% of the housing stock) and can be assumed to
contain at least some LBP. According to the 2008 census estimate, there were
3,940 children under the age of six in families earning only poverty level income.
Equally distributing children among households, we estimate that 708 extremely low
income children under the age of six are living in homes built before 1950 and are
therefore presumed to be at high risk of lead poisoning. This estimates only those of
the lowest income in the region- the number of endangered children could certainly
be much higher.

Incidence of Lead Poisoning

Lead testing consists of a simple finger-prick blood test. The state’s target is to test
all children aged one and two. Information on the number of children in this target
group actually tested for lead in each county for 2003 and then again in 2008 is
shown in the table below. An elevated blood lead level (EBL) of 10 g/dl is the official
level that a child is currently considered to be at risk for lead poisoning.

A comparison of the data collected for 2003 and then again in 2008 show that testing
levels have increased greatly in a 5 year period, almost 2.5 times in Buncombe and
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1.5 times in Henderson County. Most significant is that Henderson has improved to
the state average for the percentage tested, is very close to the percentage Medicaid
tested, and just .02% below the Consortium average percentage of EBL. Madison
County, where most children visit the County Health Center for immunizations, tested
an astounding 75% of their targeted populations in 2008, and did not find ANY children
with an EBL. This, of course, falls well below the state and Consortium averages. It
is very encouraging to note that Consortium-wide, EBL levels appear to have fallen 4-
fold over the past five years, from 1.75% to .392%, now 20% below the state average.
Buncombe County’s rate is below the state average, which is both surprising and
gratifying, given the high level of risk factors present in Asheville’s older
neighborhoods. There appears to be little correlation in this area between the risk
factors of age of housing and low income families and the actual incidence of
poisoning. Other factors must be at work.

Incidence of Lead Poisoning in children aged 1 and 2 years for 2003 and 2008

Target # tested | % %Tested- # %

pop tested Medicaid EBL | EBL
Buncombe 08 | 5619 3181 56.6 76.9 11 .3
Buncombe 03 | 5054 1187 23.5 38 10 .8
Henderson 08 | 2474 1148 46.4 76.3 8 N4
Henderson 03 | 2187 637 29.1 44.9 21 3.3
Madison 08 387 288 74.4 89.9 0 0
Madison 03 426 183 43 57.1 5 2.7
Transylvania 609 240 394 61.4 0 0
08
Transylvania 534 110 20.6 36.6 1 9
03
Consortium08 | 9089 4857 54.2 71.73 19 392
Consortium03 | 8201 2117 29.05 45.15 37 1.75
NC state 08 258,532 121,023 | 46.8 77.6 654 5

Source: Child Environmental Health Branch of the NC Dept. of Environment &
Natural Resources

? Target population for each year is the number of live births in the two
preceding years

? EBL — elevated Blood Lead levels

? Medicaid tested are 9-35 months in age, and testing correlates with health
check visits

In the Henderson, Madison and Transylvania Counties, most lead testing is through
the County Health Department, especially for low income families. Henderson’s EBL
levels actually went up slightly from 2007 to 2008 due most likely to an increase in the
Hispanic population, which use pottery and consume foods with high lead risks.
Madison County continues to greatly increase its ability to test the majority of the
targeted child population.
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Current Resources and Activities Addressing LBP Hazards

In Buncombe County, three separate organizations are currently involved in
addressing LBP hazards as they impact children: the Buncombe County Health
Center (BCHC), the North Carolina Department of Environment and Natural
Resources (DENR), and the Lead Poisoning Prevention Program (LPPP) at Warren
Wilson College

The Buncombe County Health Center offers free blood lead testing for children on a
walk-in basis. Private medical providers can also provide a test or offer a referral. All
children covered by the WIC and Head Start programs are systematically tested.
The families of all children found to have an ELB are highly encouraged to work with
the Health Center to identify the source of poisoning and mitigate the cause.

NCDENR (Department of Natural Resources) maintains a regional director and the
staff includes a certified risk assessor. In the case of a confirmed lead poison blood
level (20g/dl the assessor will follow up with home inspections, as required by the
state, to identify the source of poisoning and to work with the family towards its
elimination.

The Warren Wilson Lead Poisoning Prevention Program (LPPP) is funded by a
federal grant from the Center for Disease Control and Prevention (CDC) which is
administered by the NC Department of Environment and Natural Resources, and
comes through the Buncombe County Health Center to Warren Wilson College.
Warren Wilson College, and 5 other locations across North Carolina, carries out lead
prevention programs in communities under this grant. LPPP works collaboratively
with local Health Departments, clinics, housing programs, schools and health-care
providers. A full time Program Coordinator is employed and works with part time
student assistants. The Program’s goals are to proactively promote lead-safe
environments for all residents of Buncombe and Henderson Counties through public
education, home inspections, and professional trainings.

LPPP provides assistance to families of children with EBL levels that are measurable
but below the threshold for state intervention. Working with DENR, it provides
accurate testing services for CDBG- and HOME-funded rehab programs. The LPPP
targets educational efforts to physicians and other health professionals, performs
outreach in neighborhoods with older housing stock, and trains construction and
renovation workers in safe building and rehab practices.

Strategies to Address Lead Based Hazards

1. Provide training through the Renovation, Repair and Painting Training Program in
English and Spanish to hundreds of painters, renovators, maintenance workers,
plumbers, electricians, window/door/cabinet replacement specialists, landlords,
weatherization crews, HVAC technicians, siding installers, realtors or anyone working
on homes, as required by a new EPA ruling. By April 22, 2010, lead-safe practices
must be followed and contractors listed above must be certified.

2. Find and secure new sources of lead-safe pottery and candies to limit lead
exposure to young Hispanic children.

3. Continue to educate people on the lead content of all children’s products, as
directed by the Consumer Product Safety Improvement Act, enacted February 2009.
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4. Have the Medical Outreach Subcommittee continue the Medicaid Report Card,
noting every clinic in Buncombe and Henderson Counties and their abilities to meet
targeted testing levels. Report cards are sent out by DENR, and LPPP educates
doctors and secures media attention, encouraging improved results.

5. Provide grant assistance to households in housing rehabilitation programs to
cover the cost of lead hazard reduction work.

6. Continue to support the efforts of the Lead Hazard Task Force to coordinate
interagency programs and maximize the effectiveness of their hazard
identification/reduction strategies.

8. Local governments should use their building or housing code inspectors to draw
attention to the hazards of LBP in pre-1978 homes and to distribute educational
materials to owners and tenants.

9 Households and landlords participating in federally-funded housing rehabilitation
programs should be enrolled in the state Preventative Maintenance Program.

Gaps in Services

1. Ability to provide testing for 100% of targeted child populations

2. Increase services to follow through on care for children with LBP of 1g/dl — 9 g/dl,
researched to be harmful to young children, and to follow through with proper care
and home inspections.

3. Better education on the hazards of LBP in young children, which is the number 1
environmental threat to health.

4. Lack of qualified contractors in the Consortium area and funds available to
perform hazard abatement work in accordance with HUD guidelines

5. Adequate education to workers at high risk of contamination and lack services to
provide consistent testing.

6. Education of OBGYN clinics and early detection testing of pregnant women.

7. Overall education in indoor environmental issues, expanding the program to
become a Healthy Home Program, following general federal trends.

Strategies to address Lead Based Paint Hazards

1. Provide grant assistance to households in housing rehabilitation programs to
cover the cost of lead hazard reduction work.

2. Continue to support the efforts of the Lead Hazard Task Force to coordinate
interagency programs and maximize the effectiveness of their hazard
identification/reduction strategies.

3. Continue to provide training in lead-safe work practices through AB Tech in
conjunction with the Lead Poisoning Prevention Program.

4. Local governments should use their building or housing code inspectors to
draw attention to the hazards of LBP in pre-1978 homes and to distribute
educational materials to owners and tenants.

5. Households and landlords participating in federally-funded housing
rehabilitation programs should be enrolled in the state Preventative
Maintenance Program.
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6 - FAIR HOUSING

Local Ordinance

In 1985 The City of Asheville became the first municipality in the nation to adopt a Fair
Housing Ordinance that was substantially equivalent to federal and state Fair Housing
legislation, and set up a local commission to enforce it. Buncombe County joined this
initiative in 1990, creating the Asheville-Buncombe Fair Housing Commission. This
Commission is supported by staff of the Asheville Buncombe Community Relations
Council (ABCRC), which provides investigative and conciliation services, as well as
handling complaints that do not meet federal criteria.

The City of Asheville receives an annual Fair Housing Assistance Program (FHAP)
grant which is sub-granted in its entirety to ABCRC. In 2009-2010 ABCRC
investigated and resolved 11 fair housing complaints.

Outside Asheville-Buncombe, people with fair housing complaints must address
them to the North Carolina Fair Housing Center in Raleigh or to HUD in Greensboro,
or take private legal action.

Analysis of Impediments

Pisgah Legal Services researched “An Analysis of Impediments to Fair Housing
Choice,” issuing its report in June, 2006. The conclusions of that report are presented
below. A new analysis will be performed this year, which will include an analysis of
progress in implementing the proposed action steps.

SUMMARY OF IMPEDIMENTS TO FAIR HOUSING CHOICE AND PROPOSED
ACTION STEPS TO ELIMINATE THEM

1. The lack of affordable housing is the most serious impediment to fair
housing choice in our area.
Action Steps:

a. Each jurisdiction should implement policies that encourage denser
development through infill and adaptive re-use of vacant and
underutilized properties.

b. Each jurisdiction should develop high-density affordable housing as an
alternative to mobile home parks.

c. Each jurisdiction should develop more townhouse and condominium
units as an affordable homeownership option.

d. Each jurisdiction should offer development subsidies, downpayment
assistance, or other incentives for private-sector developers to build
more affordable housing.
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e. Asheville and Buncombe County should continue implementation of
their Housing Trust Funds; Henderson, Madison and Transylvania
should create Housing Trust Funds to assist in the development of
affordable housing.

f. Asheville and the HOME Consortium should adhere to the Strategic
Plan priority for using CDBG and HOME funds to provide affordable
rental housing for extremely low-income people.

2. Thelack of accessible housing for people with disabilities is an
impediment.
Action Steps:
a. Local agencies and governments should work together to educate the
general community on disability and accessibility.
b. Local governments and the Consortium should offer incentives to
increase “visitability” in new construction.
c. Property managers should fill available accessible units with disabled
applicants instead of first-up on the waiting list.
d. Local governments should rigorously apply ADA accessibility
regulations in the permitting process for all new and substantially
rehabilitated multifamily housing.

3. Therise of predatory lending targeted to minorities is a barrier to
successful homeownership for this population.
Action Steps:
a. Banks, agencies and government entities should affirmatively market
homeownership to minority populations.
b. Local governments should support “Financial Literacy” education, and
School Boards should make it part of the public school curriculum.
c. Predatory lending laws should be enforced throughout the Consortium
area.
d. Lenders and non-profits should partner to provide post-mortgage
education to help homeowners maintain their homes and avoid
becoming victims of predatory lending.

4. The lack of resources for immigrants and exploitation of their fear,
legal status, and language barrier are impediments.
Action Steps:

a. Henderson and Buncombe Counties should create housing
opportunities targeted to immigrant populations, such as migrant farm
workers.

b. Local governments, banks, non-profits, and mortgage lenders should
provide information and letters in Spanish.
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c. All public housing authorities and Section 8 programs should provide
applications, forms, leases, and other important documents in
Spanish and other languages as needed.

5. Zoning regulations that severely restrict the location of multi-family
housing or special needs housing are impediments.
Action Steps:

a. Each jurisdiction should consider permitting group homes and multi-
family dwellings in all residential neighborhoods, imposing only minor
restrictions.

b. To the extent jurisdictions require a special permitting process in order
to locate a group home or multi-family dwelling in a residential zoning
district, the permitting should be automatic once specific limited
criteria are satisfied.

6. The absence of affordable transportation is an impediment.
Action Steps:
a. Asheuville should continue expansion of Asheville Transit Authority as
funding allows.
b. Madison County should work with Buncombe County and Asheville to
develop commuter bus route between Madison County and Asheville.

7. The lack of Minimum Housing Code enforcement throughout the
Consortium is an impediment.
Action Steps:
a. All jurisdictions should adopt a minimum housing code and enforce it
throughout their jurisdictions.

8. Section 8 voucher holders’ inability to utilize vouchers is an
impediment
Action Steps:
a. Section 8 program administrators should provide recipients with more
education on how to look for units and how to be good tenants.
b. Local governments and Section 8 programs should offer incentives for
landlords who accept Section 8 vouchers.
c. The City of Asheville, the Consortium Board and Section 8 program
administrators should join together to request a HUD survey of fair
market rents in the Consortium area.
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7 - PRIORITY GOALSAND STRATEGIES FOR ACTION

In developing this Strategic Plan, the Consortium Board recognized that, while
housing affordability is an issue for the whole region, there are distinct local
differences. Accordingly, through a process that included input from Housing Focus
Groups in each county, public input, the analysis of the Housing Needs Assessment,
discussion among Consortium Board members and staff input, the Consortium has
established local priorities for addressing affordable housing needs. These priorities
cover a wider variety of needs than those encompassed in the HUD Priority Tables.
In FY 2011 onwards, we will use them in a direct and practical way to evaluate
applications for HOME and CDBG funding for housing development. How well the
application addresses the local priorities will be an essential element of application
assessment, as will project feasibility, leverage, and agency capacity.

The remaining part of this section lists, by county, the broad priorities and suggested
strategies for action that emerged from the Consolidated Plan development process.
The priorities are ranked in the order of importance; the strategies are not ranked and
include items suggested by all participants in the process. The strategies for
Asheville and Buncombe County are further informed by the Affordable Housing Plan
of 2008. Strategies contained in that Plan are noted by an “AHP.”

The following priorities and strategies for each County and/or municipalities are the
core of this Strategic Plan for housing.

Priorities and Strategies for Asheville and Buncombe

County
Priorities (in ranked order) Suggested Strategies (not ranked)
Provide affordable rental ?  Greatest need is for one bedroom units (AHP)
housing, partlcul_arly for ? Maximize use of federal Low Income Housing Tax Credit programs
households earning 60% of for rental developments
median income or less . . .
?  Continue to support developers who can provide housing for very
low income people
?  Target activities to neighborhood revitalization areas
?  Control occupancy costs through energy efficiency
?  Prioritize for use of Housing Trust Funds (AHP)
Coordinate housing ? Encourage higher density construction near transit corridors (AHP)
developme_nt W_'th ?  Explore redevelopment potential of underutilized “grayfield”
transportation, jobs, and commercial sites
services and make efficient 2 E laborati ith t i | t and .
use of available land and ! ncourage ccl) abora |ct)n wi fdransll , emp :)ymen , and services
infrastructure agefu?les in planning stage of deve o!omen s |
? Revisit the UDO and re-evaluate zoning that effectively excludes
affordable housing
?  Suggest exploring density bonuses as a use-by-right for affordable
housing development, as well as other land-use incentives (AHP)
Help those with special needs | ?  Pprioritize developments that include housing for homeless persons
- the homeless, the frail
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elderly, persons with mental

(AHP)

illness and people with ?  Improve public transportation and locate housing near necessary
disabilities and help people facilities (AHP)

succeed through support ?  Supportive services are essential for some people to maintain
services coordinated with permanent housing

housing development 5 L : . .

72 Encourage interior and exterior accessibility for disabled occupants
and “visitability” for guests in all housing (affordable and market
rate)

? The need for housing for elders will increase over time

?  Continue supporting non-profit agencies in this field

? Use best practices in homelessness prevention and rapid rehousing

Emphasize high quality, ? Maximize use of externally monitored construction standards such
energy efficient, as System Vision™, Energy Star™, and Healthy Built Homes
3nv-|ronmentally friendly ?  Prioritize energy-efficient and “green” building techniques

esigns . .

g ? Encourage use of recycled products and waste reduction strategies
Target low wealth ? Collaborate with HACA on HOPE VI and other large scale
neighborhoods for investments (AHP)
!mprovement§ that W'I_I . ?  Support existing neighborhood strategy areas and establish new
improve housing conditions ones
and create stronger . .
9

communities 72 Continue to sypp.ort emerggncy repair programs .

?  Ensure coordination of services such as weatherization and

emergency repairs
We will preserve existing ?  Support rental assistance programs
housing ?nd fofc;ust t . ? Increase number of Section 8 Subsidized units (AHP)
reservation efforts to make L e . . ,
P . ? Use deed restrictions along with financial assistance, to provide for
both rental and ownership . . '
. extended rent restrictions; right of first refusal on resale; and/or
housing affordable and hared . iati le (AHP
Preserve long-term shared equity ap_prema ion on resale ( ) _ |
affordability of rental housing ? Create Community Land Trust to retain non-profit ownership of land
when housing units are sold
Promote homeownership ?  Affirmatively market programs to minority homebuyers

?  Support programs that prepare people for homeownership, including
in-depth financial education and home maintenance (AHP)

?  Provide financial assistance to homebuyers in the form of
downpayment assistance, mortgage interest rate buydowns,
Individual Development Accounts, etc.

? Encourage employer-assisted homeownership programs (AHP)

9

Encourage development of smaller starter homes
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Priorities and Strategies for Henderson County

Priorities (in ranked order)

Strategies (not ranked)

Provide affordable rental housing, ? Greatest need is for one bedroom units
particularly -for .households earning ?  Need for independent housing for low income elders and persons with
60% of median income or less disability is high
? Maximize use of federal Low Income Housing Tax Credit programs for
rental developments
?  Continue to support developers who can provide housing for very low
income people
? Locate housing in developed areas, near public transportation
?  Control occupancy costs through energy efficiency
? Continue to explore creation of Housing Trust Fund
Coordinate housing development with | ?  Enlist more Municipality/County support of public transportation
transportation, jobs, and services and | 2 g;06rage affordable housing within Urban Service Area
makfe efficient use of available land ?  Offer density bonus for affordable housing
and infrastructure
? Encourage public and private cost sharing programs for infrastructure
development
? Emphasize affordable housing in water and sewer planning
?  Allow increased density for affordable housing where existing or
planned infrastructure is adequate
Help those with special needs - the ?  Develop additional homeless programs and transitional housing
hgmeless, thle frail elderly, persons ?  Use TBRA effectively
with mental illness and people with
disabilities and help people succeed
through support services coordinated
with housing development
Emphasize high quality, energy ? Require these features through land-use regulations
effiz_:ient, neighborhood compatible ? Ensure that affordable housing designs are internally efficient and
designs work fruitfully with existing land use and infrastructure
Preserve existing housing stock ?  Encourage municipalities to participate in the county-wide minimum
Preserve long-term affordability housing code
? Increase community awareness of need and set up volunteer rehab
program
?  Preserve long-term affordability by using deed restrictions and/or
covenants within development
?  Prioritize projects that are affordable beyond funding requirements
?  Encourage buy-back programs
?  Develop equity sharing program
Raise community awareness of the ? Raise awareness with politicians, community leaders, developers,
need for affordable housing business owners, banks, lending institutions, and others
?  Bring employers and business owners together to make affordable
housing an issue
? Locate grant money to fund programs to raise community awareness
of the need for affordable housing
Promote homeownership ?  Provide education programs to prepare people for homeownership,
with classes on budgeting and debt reduction, home maintenance,
and energy conservation
"

Support the development of good quality manufactured housing
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Priorities and Strategies for Madison County

Priorities (in ranked order) Strategies (not ranked)
Preserve existing housing stock | ? Continue the successful existing volunteer programs
through rehabilitation ? Ensure continued availability of funds through competent grant and
program administration
? Pursue quality rehabs and quality contractors
? Energy conservation needs to be an essential element of rehabilitation
Increase new affordable ? Educate citizens about the increased long-term equity in modular and

homeownership through stick-built homes

modular/stick-built construction Create funding mechanisms

Use land value as collateral

Explore starting a USDA RD 523 self-help ownership program
Preserve long-term affordability

Make efficient use of available land and infrastructure
Incorporate high quality, energy efficient design

Use the school as a resource for new home construction

R AESEESEES BRSNS BN BN ERN |

Provide affordable rental Maximize use of federal Low Income Housing Tax Credit programs for

housing, particularly for rental developments
households at 30% to 60% of

A ? Improve water and sewer systems to accommodate rental housing
median income development
?  Support developers who can provide housing for very low income
people
?  Control occupancy costs through energy efficiency
?  Explore creation of Housing Trust Fund
Support housing development ? Develop new housing near work opportunities
near job and transportation
centers
Special Needs Housing ? There is no emergency homeless shelter in the County

? Assisted housing for elders, developmentally disabled, and persons with
mental illness
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Priorities and Strategies for Transylvania County

Priorities (in ranked
order)

Strategies (not ranked)

Make efficient use of ? Extend city water and sewer to assist development in the county
gvailable land and ?  Pursue infill development
infrastructure to ? Provide incentives for high development densities
construct new affordable
rental and ? Maximize use of federal Low Income Housing Tax Credit programs for rental
homeownership housing developments
?  Support developers who can provide housing for very low income people.
?  Control occupancy costs through energy efficiency programs
?  Support the Community Land Trust and explore creation of Housing Trust Fund
Promote ? Consider incentives for developers to build lower cost housing (fee rebates;
Homeownership subsidies to offset cost of infrastructure)
?  Support homebuyer education programs
? Offer downpayment assistance to qualified buyers
?  Support workforce housing development partnerships
2 Support the Transylvania County Community Land Trust
Focus housing ? Continue to apply for CDBG scattered site rehab funds
preservation efforts to ?  Apply for USDA Housing Preservation Grant
make both rental gnlts ? Ensure the enforcement of the City of Brevard housing code
and owner-occupied
units affordable ?  Suggest developing a minimum housing code in the county
? Increase significantly the number of homes being weatherized, and combine with
other housing rehabilitation services
Help those with special ?  Access federal resources for homelessness prevention and rapid rehousing in
needs Transylvania County
?  Build network of homeless providers and increase use of best practices
? Create new permanent independent and assisted housing for persons with
developmental disabilities and mental illness
Preserve long-term ? Make use of deed restrictions
affordability — ensure that ”?

assisted units remain
affordable beyond the
minimum period required by
grant rules.

Recapture a share of equity appreciation when homes are resold to reinvest in new
projects
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8 - PERFORMANCE TARGETS

Affordable Housing Production

The Asheville Regional Housing Consortium will endeavor to meet the following
specific targets for affordable housing production assisted with HOME or CDBG
Entitlement funds in the period 2010-2015. In setting these targets we have
assumed that federal and state assistance will remain at approximately the level of
FY 2010, after allowing for inflation. The targets are different than those set in the
previous plan, reflecting the changed economic conditions, and the experience and
capacity of our partner agencies.

The production categories are intended to be mutually exclusive: for example, a

family buying a newly-constructed assisted unit may also receive downpayment
assistance, but will not be counted twice.

Production (Output) Targets 2010-2015

Production Type Annual Five Year
Target Target

New Construction (or conversion) for Rental At least 100 500
Assistance with rent and/or relocation costs 50 250
Rehabilitation or repair of owner-occupied units (including 40 200
acquisition/rehab/resale)
Rehabilitation of existing rental units 25 125
New Construction for Homeownership 15 75
Homeownership assistance only (“downpayment 10 50
assistance”)

Total units 240 1200

Although we hope that private sector production not assisted with federal funds will
continue to play an important role in providing housing for low -income people (those
with 50-80% of area median income and above), we do not think it appropriate to set
specific targets for this production.

Outcomes and Performance Measures

Producing units - program outputs - does not in itself ensure that we are addressing
our needs. We plan to look more closely at measuring the outcomes of our activities
— the direct effect our activities have on our intended beneficiaries. If we can achieve
the unit production targets set out above for HOME- and CDBG-assisted programs in
the Consortium area, we hope to produce the specific outcomes shown in the table
on the next page, with appropriate performance measurements and annual targets.
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Annual Affordable Housing Outcomes and Performance Measures

Production Type Unit Outcomes Performance Measures Annual Notes
Output Targets
New construction 100 1. Permanent addition to 1. # of units 100
for rent rental housing stock (2) Assumes minimum of 30
2. Provides affordable 2. Unit-years of affordability 3000 years of affordability per
housing for LI renters unit, but will vary by project
Rent or relocation 50 Prevents homelessness # of ELI & VLI renters 50
assistance obtaining safe, affordable
housing
Owner-occupied 40 1. Makes units safe and 1. Unit-years of extended 275 1. Assumes 15 years for
rehab/repair preserves them for LI housing life substantial rehab; 2 years
homeowners 2. Units with LBP pass 5 for emergency repairs.
2. Removes LBP hazards clearance test after
rehab
Rental 25 1. Makes units safe and 1. Unit years of extended 225 1. Assumes minimum of 15
rehabilitation preserves them for LI affordability years of affordability per
renters 2. Units with LBP pass 5 unit, but will vary by project
2. Removes LBP hazards clearance test after
rehab
New Construction 15 1. Permanent addition to 1. # of units 15 (1) Includes other units in
for Homeownership housing stock 2. #of LI Homebuyers 15 mixed income developments
2. Ll and minority # of LI Minority 5 and units assisted with
households achieve homebuyers Trust Fund or fee rebates
homeownership and
build assets
Downpayment 10 1. LI and minority 1. # of LI Homebuyers 10
assistance only households achieve 2. # of LI African American 4
homeownership and & Latino homebuyers
build assets
Total 240
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REMOVAL OF REGULATORY BARRIERS TO AFFORDABLE HOUSING

Affordable Housing

This Appendix summarizes responses from Consortium Counties and Asheville to HUD’S Initiative on Removal of Barriers to Affordable Housing.

The questions have been slightly abbreviated.

Buncombe

Henderson

Transylvania

Asheville

Madison

Barrier Questions

Barrier No
Barrier

Barrier No

Barrier

Barrier No
Barrier

Barrier No
Barrier

Barrier No
Barrier

. Does the jurisdiction’s comprehensive plan
include a housing element?

X

X

X

X

X

. Does the comprehensive plan provide
estimates of current and anticipated housing
needs, including low-, moderate-, and middle-
income families, for at least the next five
years?

X

X

X

X

X

. Does zoning ordinance or other land use
control conform to the comprehensive plan
regarding housing needs by providing: (a)
sufficient land use and density categories; (b)
sufficient land zoned or mapped “as of right”
in these categories, that can permit the
building of affordable housing addressing the
needs identified in the plan?

. Does jurisdiction’s zoning ordinance set
minimum building size requirements that
exceed the local housing or health code or are
otherwise not based on explicit health
standards?
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Buncombe

Henderson

Transylvania

Asheville

Madison

Barrier Question

Barrier

No Barrier

Barrier No
Barrier

Barrier

No
Barrier

Barrier No
Barrier

Barrier No
Barrier

5. If jurisdiction has development impact fees,
are the fees specified and calculated under
local or state statutory criteria? If no, skip to
question #7. If your jurisdiction does not
have impact fees you may enter yes

X

X

X

X

X

6. If yes to question #5, does the statute
provide criteria that set standards for the
allowable type of capital investments that
have a direct relationship between the fee
and the development (nexus), and a method
for fee calculation?

7. If jurisdiction has impact or other significant
fees, does it provide waivers of these fees
for affordable housing?

8. Has the jurisdiction adopted specific
building code language regarding housing
rehabilitation that encourages such
rehabilitation through gradated regulatory
requirements applicable as different levels of
work are performed in existing buildings?

9. Does the jurisdiction use a recent version
(i.e. published within the last five years or if
not recent version has been published) one
of the nationally recognized model building
codes?

55




Consolidated Plan 2010-2015

Affordable Housing

Buncombe

Henderson

Transylvania

Asheville

Madison

Barrier Question

Barrier No Barrier

Barrier No
Barrier

Barrier No
Barrier

Barrier No
Barrier

Barrier No
Barrier

10. Does the jurisdiction’s zoning ordinance or
land use regulations permit manufactured
(HUD-Code) housing “as of right” in all
residential districts and zoning
classifications in which similar site-built
housing is permitted?

X

X

X

X

X

11. Within the past five years, has the
jurisdiction convened or funded
comprehensive studies, commissions or
hearings or has the jurisdiction established a
formal ongoing process, to review the rules,
regulations, development standards, and
processes of the jurisdiction to assess their
impact on the supply of affordable housing?

12. Within the past five years, has the
jurisdiction initiated major regulatory reforms
either as a result of the above study or as a
result of information identified in the barrier
component of the jurisdiction’s “HUD
Consolidated Plan™? If yes, attach a brief list
of these major regulatory reforms (see
attachment).

13. Within the past five years has the jurisdiction
modified infrastructure standards to
significantly reduce the cost of housing?

56




Consolidated Plan 2010-2015

Affordable Housing

Buncombe

Henderson

Transylvania

Asheville

Madison

Barrier Question

Barrier

No Barrier

Barrier

No
Barrier

Barrier

No
Barrier

Barrier No
Barrier

Barrier

No

Barrier

14. Does the jurisdiction give “as-of-right” density
bonuses as in incentive for any market rate
residential development that includes a portion
of affordable housing?

X

X

X

X

X

15. Has the jurisdiction established a single
consolidated permit application process for
housing development that includes building,
zoning, engineering, environmental, and related
permits?

16. Does the jurisdiction provide for “fast track”
permitting for affordable housing projects?

17.Has the jurisdiction established time limits for
government review and approval or disapproval
of development permits in which failure to act
results in automatic approval?

18. Does the jurisdiction allow “accessory
apartments” either as: (a) a special exception or
conditional use in all single-family residential
zones, or (b) “as of right” in a majority of
residential districts otherwise zoned for single-
family housing?

19. Does the jurisdiction have an explicit policy that
adjusts or waives existing parking
requirements for all affordable housing
developments?

20. Does the jurisdiction require affordable housing
projects to undergo public review or special

* Buncombe County does have a time limit for the review of subdivisions, but permits are not automatically approved if the time review period is not

met.

® There are time limits that would apply to Level 1 and Level 2 projects but not to Level 3 projects, CUP's or CZ's.
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hearings when the project is otherwise in full
compliance with the zoning ordinance and other
development regulations?
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Major Regulatory Reforms within past 5 years that Reduce
Barriers to Affordable Housing

Buncombe County

In 2004, Buncombe County created local Housing Trust Funds specifically to
overcome the barrier of lack of local investment in affordable housing. The Trust
Funds support the following programs:

Low Interest loans for new construction of single-family and multi-family
homes that are priced affordably ($135,000 or less)

Downpayment Assistance Programs

Reduced permit fees for construction of affordable homes.

In September 2009, Buncombe County made changes to the Housing Trust Fund
Policy to:

?  Allow housing trust funds to be used to support rental development

? Expand the permit fee rebate program to cover septic in addition to the
Metropolitan Sewer District sewer rebate and Water Authority rebate.

In addition a Workforce Housing Policy and application was developed to support new
single and multifamily housing for persons with income limits up to 140%.

City of Asheville

Urban Place Zoning District (2006)
Creation of a high density urban zoning district that allows up to 64 units per acre.

Adoption of the West End Clingman Avenue Masterplan (2007)

This plan for an urban neighborhood on the edge of Asheville's downtown
emphasizes the community goal of encouraging and welcoming affordable housing
development, park space, and other public infrastructure.

Cottage development standards (2007)
A voluntary by-right alternative that allows for increased density in exchange for
smaller building sizes and shared parking and open space.

Townhouses in Urban Districts (2007)
Townhouses were added as a by-right use in all urban districts.

Water line cost sharing (2008)
A new program is created to allow developers of affordable housing projects the
opportunity to apply for grants for the extension of public water infrastructure.

Gated Community Prohibition (2008)

In an effort to encourage interconnectedness and affordability of residential
communities, a prohibition on gated communities is adopted.
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Flag lots (2009)

Flag lots were required to provide a 25 foot wide access way where the lot connects
to the public street (the rest of the lot must meet the lot size standard by district for
the buildable portion of the lot). Now the flag pole portion is required to be at least 20
feet which matches the requirements for alternative access subdivisions.

Permit Extensions (2009)

For Conditional Use Permits, Conditional Zoning proposals and Level lll projects, the
approving body now has the ability to grant an additional extension up to one year
beyond the two years approval validity and six-month extensions already.

Increasing the threshold for full site compliance (2009)

Raised the threshold for the cost of renovation amount from 50% to 75% of the tax
assessed value of the building; and to also add a definition for Renovation Costs to
provide clarification as to the type of construction improvements that are to be
included when determining if a project must comply with this standard.

Alternative Performance Guarantee (2009)

Allow alternative means of ensuring that required improvements will made in the
event that the developer is unable to secure a bank bond through a “Delayed
Compliance Agreement,” whereby a developer agrees to complete required
installations within a certain time period.

Adoption of the Transit Masterplan (2009)
Includes the implementation to change 60 minute service to 30 minute service on the
most heavily travelled routes.

Town of Black Mountain

Adoption of the Town of Black Mountain Land Use Code (2010)

? Permits duplexes and group homes in all residential districts

? Creates a density bonus for any developments that include affordable housing
units (based on 10%-25% ratio to underlying zoning)

? Requires pedestrian and transit accommodations according to adopted
pedestrian master plan and major transit routes;

? Permit fee rebate for affordable units and units which achieve WNC Healthy
Built Homes guidelines (per WNC Green Building Council)
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CHAPTER 111 - HOMELESSNESS

1 - OVERVIEW

In Asheville and Buncombe County, an estimated 2000+ people will experience
homelessness at some point over the course of one year. The Point-in-Time Count —
a national count that takes a census of everyone who is homeless on one night
during the last week of January — indicated that there were 516 people experiencing
homelessness. 36% of people counted are experiencing chronic homelessness,
defined as having been homeless for a year or longer OR experienced four or more
episodes of homelessness over the course of three years, with a disabling condition.®
Also counted were 305 people who had formerly experienced homelessness that are
now in housing and receiving housing stabilization services.

In response to the continuing pressures of homelessness on the Asheville-
Buncombe community, the City of Asheville and Buncombe County adopted the 10-
Year Plan to End Homelessness in 2005, building on the efforts of the area’s
Continuum of Care. The goal of the 10-Year Plan is to end chronic homelessness
and reduce all types of homelessness over the decade by investing resources in a
coordinated, sustained effort that addresses the underlying causes of homelessness.

Through the implementation of the 10-Year Plan, the homeless service system is
moving to a model that acknowledges that housing is a key intervention for stability.
This model offers people access to financial assistance and housing stabilization
services as they seek to obtain or maintain housing. Preventative services are the
least costly and serve the most number of people, while permanent, supportive
housing services help a smaller group of people with severe and persistent barriers.

Prevention

In a best-case scenario, our community’s response to a housing crisis happens
before a person or family becomes homeless. This way, people maintain stability in
their lives and the cost of helping them is far less than if the household becomes
homeless.

People experiencing a housing crisis may need housing stabilization assistance in
the form of budgeting, rental education, housing relocation to a more affordable
home, and eviction prevention. Additionally, short-term financial assistance in the
form of rent and utility payments can help stabilize families and prevent
homelessness.

Rapid Re-housing
Sometimes due to sudden financial loss, health issues, or other situations, people

lose their footing and become homeless, despite their best efforts to remain housed.
While many people are able to find places to stay with family or friends, emergency

® Point In Time Count, January 2010
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shelter is available for people who have no where else to go. Whether with friends,
family, or at an emergency shelter, the situation need only be temporary if people are
provided the right supports.

These housing stabilization supports include help finding housing, rental education,
negotiating with landlords, budgeting, and help in managing the effects of
homelessness. In addition, households that qualify can access financial assistance
for up to eighteen months while they get back on their feet. The goal of rapid re-
housing programs in Asheville and Buncombe County is to reduce the amount of time
people experience homelessness so that it is only a short episode in their lives.

To ensure sustainable solutions while working on finding housing, people are linked
with other community resources that support employment, education, family and
community relationships, mental health, substance abuse, and health care.

Permanent, Supportive Housing

Unfortunately, for some people, homelessness is not just a short episode in their life.
Barriers to obtaining and maintaining housing leaves some people on the streets for
years. For example, if a person has a disability and cannot work but has not yet been
approved for disability services, he or she will have no income at all. Without an
income, housing is virtually impossible to access.

Our community pays thousands of dollars in emergency services to treat people who
are experiencing long-term, or chronic homelessness. Through permanent,
supportive housing, the community can respond to both the high costs and human
suffering associated with chronic homelessness.

Housing First programs carefully screen potential participants, create individualized
case plans, and offer long-term financial assistance and intensive case
management so that people can access housing. Once in housing, participants work
to grow income and stabilize any physical or mental health issues that could threaten
their housing stability and lead to homelessness again.

62



Consolidated Plan 2010-2015
Development

Non-Housing Community

Available Resources to people experiencing homelessness

Crisis-Response/Emergency Assistance

Housing Stabilization Supports

Supports:

One-Time rent or utility payment
Fuel/Air conditioning payments
Emergency and Transitional Housing
Emergency Food

Clothing Closets

Community Meals

Transportation Services
Wet-Shelter/Detox

Housing Counseling

Homeowner/Rental Classes

Mortgage Default/Negotiation

Housing Location

Landlord Recruitment

Weatherization

Short-Term Rental Assistance (up to 4 months)
Medium-Term Rental Assistance (up to 18 months)
Long-Term Rental Assistance (18+months)
Financial Counseling

Legal Services

Case Management & Peer Support

Wrap-Around Community-Based Services

Collaborations/Pilot Projects

Case Management

Employment Training/Education
Substance Abuse Treatment

Mental Health Crisis Response Services
Mental Health Counseling

Disability Supports

Child Care Assistance

Family Unification Services

Child & Adult Protective Services

Jail Diversion: Mental Health, Law Enforcement, and
Court collaboration to minimize arrests and jail time
for people with severe and persistent mental illness.

SOAR: Streamlining the SSI/SSDI Outreach &
Recovery Application Process
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Housing Services by Agency & Program’
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ABCCM Crisis Ministry Y] Vv Y] Vv
Men’s Shelter
\Y
A Vet's Place
\' \'
Steadfast
House \Y \Y \Y
Asheville Housing | Housing
Authority Choice \Y
Public Housing v
Woodfin S+C Vv
ARP Phoenix Mary Benson v
House
Caring Children Cornerstone v
Eblen Kimmel Crisis v v v
Charities Services
First at Blue Per Diem .
Ridge
Helpmate Helpmate v v
Homeward A-Hope Day v v
Bound Center
Room at the
Inn \'
Pathways v v y
On Track Home Base v v
Salvation Army Emergency v v Vi Vi ¥
Shelter
United Way 2-1-1 v
Information
Western North Interlace . .
Carolina
Community Health | HOPWA
Services Vv
Shelter Plus
Western Carel v
Highlands, LME Shelter Plus
Care ll \/
Western Carolina | Family Shelter . . .
Rescue Ministries
Men’s Shelter Vv

" Derived from Point in Time Count & Continuum of Care Grant Application.
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Recovery
Veterans Affairs | Outreach Vv
(VA) VASH

Collaboration and Community Participation

1) Homeless-Specific: three groups exist to monitor and support the homeless
system:

a. The Asheville-Buncombe Homeless Initiative Advisory Committee,
made up of 16 members, which includes at least one representative from
the Homeless Coalition and one person who has experienced or is
experiencing homelessness. Half of the members are appointed by
Asheville City Council, and the other half are appointed by Buncombe
County Commissioners. The role of the Advisory Committee is to:

1. Conduct research and investigation into issues about
homelessness, including causes and effects within Asheville
and the surrounding area.

2. Formulate and make recommendation to local
governmental entities and social service agencies to reduce
the incidence of homelessness.

3. Act as a clearinghouse for information on local
homelessness issues.

4.  Other duties as requested by City Council or the Board
of County Commissioners, or as the Homeless Initiative
Advisory Committee deems appropriate.

b) The Homeless Coalition is made up of over 40 local service agencies,
as well as advocates and people who have experienced or who are
experiencing homelessness. The Homeless Coalition submits and
monitors the Continuum of Care Grant and meets monthly to review the
developing needs of the community. The mission of the Homeless
Coalition is:

The Asheville/Buncombe County Coalition for the Homeless will work
tirelessly toward the day when no human being has to be without safe,
stable permanent housing.

c) The Asheville Homeless Network, a coalition of homeless people,
formerly homeless people, and their allies in the Asheville area come together
for the purpose of identifying and providing information on services in the
areas of housing, food, and medical care, and other needs as identified
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2) Other Groups: The Homeless Initiative also actively collaborates with city and
county departments and committees and other groups such as the Asheville
Downtown Association Foundation, Asheville-Buncombe Drug Commission,
Buncombe Emergency Assistance Coordinating Network (BEACON), Buncombe
Council on Aging.

3) Interagency: Interagency and intersystem collaborations are necessary to
leverage resources. The newest example of interagency collaboration is the
community’s response to the Homeless Prevention and Rapid Re-Housing Stimulus
(HPRP) Funds. Five key agencies have partnered with the city and the Homeless
Coalition to ensure that people who are at risk of becoming homeless or are already
homeless are able to access rental assistance and housing stabilization services.

4) Community Events: Additionally, community-wide events serve to raise
awareness, create connections between a diverse range of participants, and offer
creative solutions to challenging problems. These events are sponsored by the
Homeless Initiative and hosted and supported by faith groups and Hands-On United
Way Volunteer program:

a) Homeless Persons’ Memorial Day: An annual memorial service to

remember the people who died while homeless in Asheville-Buncombe,
offering an opportunity for the community to rally and prevent any more

deaths. The 2010 service memorialized 26 people.

b) Project Connect and the VA Stand Down: This annual event brings
service providers, volunteers, and people experiencing homelessness
together under one roof, for one day to provide barrier free services and
identify what is needed to continue those services throughout the year. Each
person experiencing homelessness is welcomed by a community volunteer,
making the experience very personal and meaningful to all involved. The 2009
Project Connect and VA Stand Down served over 300 people, bringing 60
agencies and 100 volunteers together to address homelessness.

c) Focus Group Summits and Dialogue Groups: These provide a venue for
focus groups to further explore homelessness. For example, In 2010, 80
representatives from area faith groups participated in a “Faith Summit” to
discuss how to move from “Sandwiches to Solutions”, leading to measurable
interest in a mentoring program for people moving into permanent, supportive
housing.
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REVIEW OF 2005-2010 GOALS

Summary of 2005-2010 Goals, Targets, and Outcomes:

2005-2010 Goals

Outcomes/Comments
2010-1015 Goals

Reduce the number
of people who
experience
homeless

The number of people who are unsheltered or accessing emergency
services has decreased while the number of people accessing
transitional housing and permanent, supportive housing has increased,
suggesting that the systems change proposed in the 10-Year Plan is,
indeed, taking effect.

Increase the number
of homeless people
placed into
permanent housing

The number of people placed into permanent, supportive housing
moved from 133 to 305.2

Decrease the length
and disruption of
homeless episodes

Prior to the Homeless Management Information System, this was a
very difficult goal to measure, so unfortunately, no solid baseline data
exists. Recent reports from emergency shelters suggest that their
programmatic changes have identified people experiencing long-term
homelessness and developed individualized plans to help people
access housing and income.

Provide community-
based services and
supports that
prevent
homelessness
before it happens
and diminish
opportunities for
homelessness to
reoccur.

City and County programs now integrate issues of housing crisis and
homelessness into the network of services and supports provided in
partnership with the hospital, crisis response services, the Housing
Authority, and about forty agencies or faith groups associated with the
Homeless Coalition. New Homeless Prevention and Rapid Re-
Housing funding is supporting that network, allowing agencies to
access services and provide housing stabilization and financial
assistance to people who are at risk of homelessness or who recently
became homeless but are not yet experiencing chronic
homelessness.

2005-2010 Targets

*some targets paraphrased

Target

Outcomes/Comments

Identify a lead entity
for implementing the
10-Year Plan to End
Homelessness

? The Asheville-Buncombe Affordable Housing Coalition fostered the
initial 10-Year Plan implementation project, the Homeless Initiative,
during its first year of development.

? The City of Asheville, in partnership with Buncombe County, now
serves as the lead entity for the Homeless Initiative.

? The City of Asheville and Buncombe County endorsed a
Committee to oversee the Homeless Initiative, which reviews
community outcomes and funding requests, evaluates best practices,
and makes recommendations directly to City Council and County
Commissioners.

8 Continuum of Care Housing Inventory
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Implement the
Homeless
Management
Information System
(HMIS)

? All key provider agencies are now using HMIS or are engaged in
the process of becoming a certified HMIS agency.

? Monthly data quality reports are now available to HMIS users,
whose data is increasing in quantity and quality.

? Buncombe County and the City of Asheville now require all
grantees/sub-grantees to use HMIS.

? An HMIS report for North Carolina CDBG/HOME grantees was
initiated and designed by the Homeless Initiative; it will be available for
FY2010-2011 and available to other funders seeking reports from
grantees.

? In 2010, Asheville-Buncombe was able to participate in HUD’s
Annual Homeless Assessment Report, due to available data in the
HMIS system.

? United Way’s 2-1-1 signed a memorandum with CHIN (HMIS) to
share resources, better equipping HMIS users. This partnership is one
of the first such partnerships in the country.

Take steps to
prevent individuals
and families from
becoming homeless
or experiencing
extended episodes
of homelessness*

? The Homeless Coalition has provided a regular venue for financial,
legal, and counseling services to coordinate with each other. This
group has also engaged in landlord outreach, collectively recruiting
landlords with market-rate apartments.

? Financial assistance is available to people experiencing
homelessness or at risk of homelessness in the form of emergency
assistance, security deposits, short and medium-term rental
assistance, and long-term rental assistance.

? The SOAR (SSI/SSDI Outreach and Recovery) program increases
people’s monthly income/ability to afford housing, by helping them
access disability entittements within months instead of years. SOAR
has been funded, is staffed, and has been certified by the North
Carolina Coalition to End Homelessness. For FY09, the program
leveraged $155,000, or a ratio of 1:62 for every dollar invested into the
program.

? Buncombe County Department of Health and Human Services
now includes “housing status” as a question at intake using the
Medicaider system, in order to better address housing needs of clients
accessing public benefits and supports. (The Medicaider system,
available beginning in 2009, is an electronic benefits counseling tool
used by DSS to evaluate client need, record services, and measure
outcomes.)

? Buncombe County jail now includes “housing status” as a question
at intake for everyone entering jail, to better plan for people who may
be exiting jail with no stable housing.

? With a new data documentation system, Mission Hospital social
workers are now including “housing status” as an intake question, to
better plan for people who have no place to go upon discharge.

? Buncombe County’s jail diversion efforts, including crisis
intervention services, a wet shelter, a central reception point for people
in crisis, and the Nuisance Court (in partnership with the City), show
unparalleled cross-systems collaboration.

? United Way’s 2-1-1 provides a housing needs assessment to

68




Consolidated Plan 2010-2015

Development

Non-Housing Community

people who are homeless/at risk of homelessness and have tried to
access every known resource, as a part of the Homelessness
Prevention and Rapid Re-Housing Program

Develop and
Implement a
community-wide
housing first
program:

? Provide Housing
First accommodation
to 30 people
experiencing chronic
homelessness in
Woodfin Apartments,
Griffin Apartments,
and Housing Authority
apartments.

? Develop a plan to
identify or construct
70 additional units of
permanent, supportive
housing each year.

? 33 units are now available through the Woodfin and Griffin
apartments.
? Asheville-Buncombe received one of three grants offered through
the North Carolina State Mental Health Trust Fund. These grants
reflected the first dedicated homeless funding of this nature from the
state. 88 individuals were housed through this program. A preliminary
report of a longitudinal study carried out by the University of North
Carolina at Chapel Hill, North Carolina, indicates a 32% reduction in
costs to the community for people who have patrticipated in this
program.
? The community currently has the capacity to house over 200
people in permanent, supportive housing programs. This includes:
o 70 new Housing Choice vouchers through the VA,
0 45 units at the newly developed Veterans Restoration
Quarters,
0 96 permanent, supportive housing slots through
Continuum of Care funding,
0 33 permanent, supportive housing slots through
HOPWA.
? All Housing First programs show over a 90% success rate, which
is above the national average.
? The Housing Authority changed its priorities so that people who are
homeless AND have supportive services can access available
apartments in a timely fashion. The same priorities are slated to be
applied to Housing Choice Vouchers the next time the voucher list is
opened.
? The Housing Authority has also decreased vacancies in its
apartments at any one given time by 50%, meaning that more people
are accessing housing more of the time.
? Funding for the PATH team, which serves people with disabling
conditions who are homeless, has doubled. In addition, the program is
now housed with Homeward Bound, an agency that provides
supportive housing services for people experiencing chronic
homelessness.
? Ateam of supportive service housing stabilization counselors, the
Housing Authority, Buncombe County, and the City now exists to
identify and house people who are chronically arrested, jailed, using
the emergency room, and homeless.
? Mountain Housing Opportunities has indicated that a portion of a
newly proposed development will include some set-aside apartments
for a permanent, supportive housing program if approved.
? The VA, in partnership with Mountain Housing Opportunities, is
evaluating an existing building on VA property to be rehabilitated for
permanent, supportive housing units.
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3- COMMUNITY DATA

A: POINT IN TIM